May 16, 2007

Changes to Development Agreement.

1. Change the Definition of “Building Codes” to read as follows:

“Building Codes” means the following codes: 2006 International Residential
Code; 2006 International Building Code; 1997 Uniform Administrative Code;
2006 Pool Code; 2006 Uniform Plumbing Code; 2005 National Electric Code;
2006 Uniform Mechanical Code; 2006 International Energy Conservation Code;
and National Fire Protection Agency 1, to the extent adopted by the City and
subject to any modifications that are adopted by the City.

2. Change the Definition of “Master Traffic Study” to read as follows:

“Master Traffic Study” means the comprehensive study conditionally approved by
the Director of Public Works on May 8, 2007 and incorporated in its entirety
herein as Exhibit “G”.

3. Delete Section 3.05 (vii) in its entirety.
4, Change Section 3.06 (d) (iii), Line 20 of the Schedule to read as follows:

Tenant

Improvement

(<2.5k sf) 10 bd 10 bd 10 bd
5. Change Section 3.14 to read as follows:

“Right-Of-Way Agreements For Optical Fiber. City shall permit the installation of
optical fiber conduit and optical fiber, together with all necessary appurtenances
in all City rights-of-way within the Property upon the proper execution of Right-Of-
Way Agreement between the Master Developer, or its designee, and the City.

Such Right-Of-Way Agreement shall include, at a minimum, the following
provisions: a phasing plan for such improvements; any such improvements to be
constructed within the City’s right-of-way shall be indicated and approved on civil
improvement plans; any such improvements shall not exceed 120 feet in length -
within the public right-of-way, unless otherwise approved by the Director of Public
Works; payment by the Master Developer or its designee of an initial fee of
$10,000.00 and a continuing annual fee of $5,000.00, payment of which is to
commence upon the installation of the first instance of optical fiber within the
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optical fiber conduit, and on every anniversary of the first installation thereafter;
Master Developer to notify the Director of Public Works in writing of the first
instance of installation of optical fiber; and an annual payment by the Master
Developer of $1.33 for each linear foot of conduit within the City’s right-of-way,
subject to annual adjustment based upon the Consumer Price Index, All Urban

Consumers (CPI-U).”

Changes o Design Guidelines.

1. Change Section 1.6, Page 2, “Energy Efficiency”, first bullet point to read as
follows:

e Ensure that all residences are energy efficient:

o Ensure that all home designs are in compliance with the 2006
International Energy Conservation Code as adopted, and amended
from time to time, by the City of Las Vegas.”

2. Change Section 3.3, page 28, “Urban Mixed-Use Parcels” to read as follows:

“Urban Mixed-Use Parcels allow all types of Residential Building Types except
Estate and Standard Lots. The Urban Mixed-Use Parcels permit a wide variety
of Residential Building Types, both detached and attached single family products

and medium-density multi-family products.”
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Southern Highlands developer gets busy in NLV

By Brian Wargo / Staff Writer

Aliante set the tone for residential development in North Las Vegas, but a new kid on
the block is getting a chance to put its stamp on the community.

The Olympia Group, developer of Southern Highlands, kicked off construction this week
on North Las Vegas' next master-planned community - Park Highlands. When
completed, it will yield nearly 16,000 homes and other housing units and add nearly
50,000 people to the city's population.

North Las Vegas leaders had a vision of what they wanted in their city, and it was
building on Aliante, Olympia partner Guy Inzalaco said.

"We are excited to see the next part of North Las Vegas take shape," Inzalaco said.
"Aliante set a fine example of what North Las Vegas can be, and we are looking at
Aliante and, if it can be done, take it to the next level and provide another great
community for North Las Vegas."

Park Highlands will be much denser than Aliante, where 6,500 homes are projected to
be built on 1,900 acres. Higher land costs warranted more density for Olympia, city
officials said. '

Olympia sought 16,040 homes but wound up with approval for 15,750.

Aliante, built by a partnership that includes American Nevada Company, owned by the
Greenspun family, which publishes In Business Las Vegas, is credited in part with
helping North Las Vegas upgrade its overall image.

"It won't be Aliante. It will be distinct," Inzalaco said. "But at the same time, we want
to make sure it fits what was created out there."

Park Highlands will offer the first custom lots sold in a North Las Vegas master-planned
community, Inzalaco said.

The 2,675-acre community that borders both sides of Aliante features a 300-acre
nature preserve, a 40-acre regional sports park, 130 acres of other parks, hiking and
jogging trails, six schools and 250 acres of commercial space.

The Olympia Group, which acquired the 2,675 acres for $639 million in November 2005
from the Bureau of Land Management, announced it is spending about $1 billion for the
land and infrastructure costs.

Model homes are expected to be completed by the end of the year, but new homes
won't be available until early 2008. The development's builders are American West
Homes, Astoria Homes, Standard Pacific Homes and DR Horton.

The kickoff of construction in the master-planned community comes as the Las Vegas
housing community remains in a slump. Homebuilders cut back sharply on building
permits in 2006 and offered incentives to whittle inventory.

Builders have been slowed because a large inventory of resale homes has prevented

potential buyers from selling their homes. ente
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"We believe it is a temporary slowdown and that our builders are still excited about the
community," Inzalaco said. "I think they believe the timing is very good because by the
time they bring the houses on the market, the market will have rebounded.”

North Las Vegas Mayor Mike Montandon said he is excited about what Park Highlands
will add to the community.

"They are going to spend $1 billion before building the homes." Montandon said. "It is
just nice that as things are slowing down, we are going to see something kick off. It is
going to be an adjustment for a couple of years, which is fine. That is the way business
works. We probably needed it. Their timing will be about perfect. They will be coming
on line at the time builders need them."

The one unresolved issue on the development is Olympia's plans for a casino on its
site. The developer has yet to petition the city for approval for a hotel and casino
planned for Losee Road and the Las Vegas Beltway.

Opposition to the casino surfaced last spring when the city approved a development
agreement. Residents said they are worried about traffic congestion, increased drunken
driving and lower property values.

The market is expected to dictate pricing, but officials said there will be a mix of
housing from starter homes to those selling in the $800,000s.

Olympia plans 28 acres of neighborhood commercial development and 113 acres of
regional commercial, including a resort casino. About 118 acres would be a mix of
commercial and residential uses.

Brian Wargo covers real estate and development for In Business Las Vegas and its
sister publication, the Las Vegas Sun. He can be reached at (702) 443-3604 or by e-
mail at wargo@lasvegassun.com.
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THE PRINCIPLES OF NEW URBANISM

The principles of New Urbanism can be applied increasingly to projects at the full range
of scales from a single building to an entire community.

1. Walkability

-Most things within a 10-minute walk of home and work

-Pedestrian friendly street design (buildings close to street; porches, windows & doors;
tree-lined streets; on street parking; hidden parking lots; garages in rear lane; narrow,
slow speed streets)

-Pedestrian streets free of cars in special cases

2. Connectivity

-Interconnected street grid network disperses traffic & eases walking
-A hierarchy of narrow streets, boulevards, and alleys
-High quality pedestrian network and public realm makes walking pleasurable

3. Mixed-Use & Diversity

-A mix of shops, offices, apartments, and homes on site. Mixed-use within
neighborhoods, within blocks, and within buildings
-Diversity of people - of ages, income levels, cultures, and races

4. Mixed Housing
A range of types, sizes and prices in closer proximity
5. Quality Architecture & Urban Design

Emphasis on beauty, aesthetics, human comfort, and creating a sense of place; Special
placement of civic uses and sites within community. Human scale architecture &
beautiful surroundings nourish the human spirit

6. Traditional Neighborhood Structure

-Discernable center and edge

-Public space at center

-Importance of quality public realm; public open space designed as civic art

-Contains a range of uses and densities within 10-minute walk

-Transect planning: Highest densities at town center; progressively less dense towards

the edge. The transect is an analytical system that conceptualizes mutually reinforcing
elements, creating a series of specific natural habitats and/or urban lifestyle settings.

The Transect integrates environmental methodology for habitat assessment with zoning
methodology for community design. The professional boundary betwee%&g%iggéqirt%igngmrmﬂ
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man-made disappears, enabling environmentalists to assess the design of the human
habitat and the urbanists to support the viability of nature. This urban-to-rural transect
hierarchy has appropriate building and street types for each area along the continuum.

7. Increased Density

-More buildings, residences, shops, and services closer together for ease of walking, to
enable a more efficient use of services and resources, and to create a more convenient,
enjoyable place to live.

-New Urbanism design principles are applied at the full range of densities from small
towns, to large cities

8. Smart Transportation

-A network of high-quality trains connecting cities, towns, and neighborhoods together
-Pedestrian-friendly design that encourages a greater use of bicycles, rollerblades,
scooters, and walking as daily transportation

9. Sustainability

-Minimal environmental impact of development and its operations
-Eco-friendly technologies, respect for ecology and value of natural systems
-Energy efficiency

-Less use of finite fuels

-More local production

-More walking, less driving

10. Quality of Life

Taken together these add up to a high quality of life well worth living, and create places
that enrich, uplift, and inspire the human spirit.
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Curbing

By Andrés Duany

Theword “growth” once had positive
connotations for Americans: better
jobs, better shops, better education, a
better quality of life. But mention the
word today and you are likely to hear
discussions about congested traffic,
higher taxes, crowded schools and the
paving-over of the landscape.

How did it come to pass that a
nation proud of three centuries of
growth, one whose people built the
constellations of beautiful villages,
towns and cities that span a continent,
should have so radically changed its
outlook?

The reason is that the methods
by which municipalities “grow” have
changed. Prior to the Second World
War, areas mapped out for development
included each of the essential town-
making elements — streets, parks,
housing, commercial and civic
buildings. Without even one of these
components in the plan, the town
would not have been successful.

Since then, conventional codes
were adopted that segregate land uses
into single-use pods — “residential,”
“office,” “commercial” or “industrial.”
When a developer procures a piece
of land, a specific type of housing
subdivision (single-family, townhouse
or apartment}, a shopping center or a
business park replaces it.

An armature of zoning codes
addressing each of the specialty areas
dictates the details of this process
without an effective means of keeping
in mind the big picture. The result is a
collection of monocultures: asegregation
of the elements of community into
specialized areas, a condition often
referred to as “sprawl.”

Individually, the decisions made
in regards to planning are quite
plausible, but collectively they lead
to a pattern that is dysfunctional.
Wide residential streets, for example,
seem like a reasonable way to speed
emergency vehicles on their way.
Yet wide streets are more dangerous
for pedestrians and often allow for
fewer road interconnections, which

may actually make it more difficult
for fire trucks to get where they need
to go. Whether it is street width,
housing density, building placement or
landscaping, no design decision should
be made in isolation.

In order to create places that
serve both people and the natural
environment well, planners must be
given the proper tools. The best of
intentions by planners to incorporate
smart growth principles into the
planning of their municipalities have
often been thwarted by non-permitting

ot restrictive zoning codes. An attempt
towork around the code requires either
numerous revisions to the existing
code or a slew of variances. Both
of these choices are frustrating and
time-consuming to implement. A
third option is to adopt an enabling
code — one that encourages good
development practices to be put into
practice. An example of this type is
the SmartCode.

The SmartCode is a planning tool
that promotes a sustainable urban
pattern while protecting landscape

prawl With a Code

that is considered ecologically
and culturally valuable. This is
accomplished by the creation of plans
and standards that determine where
development will occur and how it will
be implemented.

The current pattern of sprawling
growth in America is preventable
through the use of prescriptive codes,
such as the SmartCode. Placed in the
right hands and followed rigorously,
municipal planners will once again
have the tools they need to create good
places with ease.

Page 2
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of lands app ar reverting to a wild condition, Including lands
due to top hy, hydrology or

THE RURAL ZONE conslsts of lands in apen of cultivated state or sparsely settled. These may include woodlands, agricultural lands,
grasslands and irigable deserts.

THE SUB-URBAN ZONE, though similar in density to conventional suburban residential areas, differs by its superior connectivity and
by allowing home occupations. Itis typically adjacent to other urban T-zones. This zone is naturalistic in its planting. Blocks may be
large and teh roads irregular to accommodate site conditions.

THE GENERAL URBAN ZONE has a denser and primarily residential urban fabric. Mixed-use is usually confined to certain coorner
locations, This zone has a wide range of building types: singles, sideyard and rowhouses, Setbacks and street tree settings are
variable. Streets typically define medium-sized blocks.

THE URBAN CENTER ZONE is the equivalent of the main strest area, This zons includes mixed-use building types that accommodate
retail, offices and dwellings, including rowh and ap: This zoneis a tight network of streets and blocks with wide sidewalks,
steady street tree planting and buildings set close to the frontages.

THE URBAN CORE ZONE is the equivalent of a downtown, It contains the densest urbanism — the tallest buildings and the greatest
varisty of uses, particularly unique ones such as financial districts and important civic buildings. This zone is the least naturalistic of all
the zones; strest trees are formally arranged or non-existant,

www.placemakers.com Page 3
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THE TRADITIONAL NEIGHBORHOOD
and SUBURBAN SPRAWL

The congested, fragmented, unsatisfying
suburban sprawl and the disintegrating urban
centers of today are not merely products of laissez-
faire, nor the results of mindless greed. They are
thoroughly planned to be as they are: the direct
result of zoning and subdivision ordinances
administered by planning departments.

If the results are dismaying, it is because the
model of the city being projected is dismal. These
ordinances dictate three criteria forurbanism: the
free and rapid flow of traffic, parking in quantity,
and the rigorous separation of building use. The
result of these criteria is that automobile traffic
and its landscape have become the central,
unavoidable experience of the public realm.

The traditional pattern of walkable, mixed-
use neighborhoods has been inadvertently
prohibited by current ordinances. Thus, designers
find themselves in the ironic situation of being
forbidden from building in the manner of our

Convel

neighborhood varies in population and density
to accommodate localized conditions.

* The neighborhood is limited in size so that
amajority of the population is within a 5-minute
walking distance of its center (1/4 mile). The
needs of daily life are theoretically available
within this area. This center provides an excellent
location for a transit stop, convenience work
places, retail, community events and leisure
activities.

® Streets are laid out in a network, so that
there are alternate routes to most destinations.
This permits most streets to be smaller with slower
traffic as well as having parking, trees, sidewalks
and buildings. They are equitable for both vehicles
and pedestrians.

o Streets are spatially defined by a wall of
buildings that front the sidewalk in a disciplined
manner uninterrupted by parking lots.

¢ The buildings are diverse in function but

R
Moy h

Schools

Housing
Shopping Center _\

Parks

Business Park
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admired historic places. One cannot propose
a new Annapolis, Marblehead, or Key West,
without seeking substantial variances from current
codes.

Thus, there are two types of urbanism available:
The neighborhood, which was the model in
North America from the first settlements to the
Second World War, and suburban sprawl, which

has been the model since then. They are similar

in their initial capacity to accommodate people
and their activities; the principal difference is that
suburban sprawl contains environmental, social
and economic deficiencies that inevitably choke
sustained growth.

The Traditional Neighborhood Development
(TND) has the following physical attributes:

* The neighborhood is a comprehensive
planning increment: when clustered with
others, it becomes a town; when standing free
in the landscape, it becomes a village. The

compatible in size and in disposition on their lots.
There is a mixture of houses (large and small),
outbuildings, small apartment buildings, shops,
restaurants, offices and warehouses.

e Civic buildings (schools, meeting halls,
theaters, churches, clubs, museums, etc. ) are often
placed on squares or at the termination of street
vistas. By being built at important locations these
buildings serve as landmarks.

e Open space is provided in the form of
specialized squares, playgrounds, and parks and,
in the case of villages, greenbelts.

Conventional Suburban Development (CSD)
has quite different physical attributes:

s Sprawl is disciplined only by isolated
“pods,” which are dedicated to single uses such as
“shopping centers,” “office parks,” and “residential
clusters.” All of these are inaccessible from each
other except by car. Housing is strictly segregated
in large clusters containing units of similar cost

hindering sociceconomic diversity.

o Sprawl is limited only by the range of the
automobile, which easily forms cachement areas
for retail, often exceeding 50 miles.

e There isahigh proportion of cul-de-sacs and
looping streets within each pod. Through traffic is
possible only by means of a few “collector” streets
that, consequently, become easily congested.

o Vehicular wraffic controls the scale and form
of space, with streets being wide and dedicated
primarily to the automobile. Parking lots typically
dominate the public space.

¢ Buildings are often highly articulated, rotated
on their lots and greatly set back from streets.
They are unable to create spatial definition or
sense of place. Civic buildings do not normally
receive distinguished sites.

e Open space is often provided in the form
of “buffers,” “pedestrian ways,” “berms” and other
ill-defined residual spaces.

Positive Consequences of TND

¢ By bringing most of the activities of daily liv-
ing into walking distance, everyone (especially
the elderly and the young) gains independence of
movement.

* By reducing the number and length of automobile
trips, traffic congestion is minimized, the expenses
of road construction are limited, and air pollution
is reduced.

¢ By providing streets and squares of comfortable
scale with defined spatial quality, neighbors, walk-
ing, can come to know each other and to watch
over their collective sccurity.

¢ By providing appropriate building concentra-
tions at easy walking distances from transit stops,
public cransit becomes a viable alternative to the
automobile.

o By providing a full range of housing types and
wotk places, age and economic classes are inte-
grated and the bonds of an authentic community
are formed.

* By providiny suitable civic buildings and spaccs,
democratic initiatives are encouraged and the bal-
anced evolution of society is facilitated.

Negative Consequences of CSD

* By the construction of an excessive asphaltic
infrastructure, the natural landscape is destroyed.
Each automobile not only generates roadways, but
also requires 1 paved parking place at the dwelling,
anather at the work place, and yet another at the
shopping center.

« By consigning the bulk of the available public
budget to pay for asphaltic infrastructure, the hu-
man infrastructure of good schools, post offices,
fire stations, meeting halls, culrural buildings, and
affordable housing is starved.

By assuming that the people will drive to and
from all activities, the need for large streets and
parking lots becomes a sclf-fulfilling prophecy.
The exhaust emissions resulting from such trips
are the single greatest source of air pollution in
the United States.

Current codes monitor only traffic flow, parking
counts, the segregation of building use, and the safe-
guard of wetlands. New codes must be written that
include effective provisions for the neighborhood,
which is human habitat in all its complexity.

Page 4
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SecTioN 1: GENERAL TO ALL PLANS

1.1 AUTHORITY
1.1.1 The action of the [Municipdiity, State] in the adop-
fion of this Code is authorized under:
(a) The [Charter of the Municipadlity, Section X].
{b) The [Local and State Statutes, Section X].
1.1.2 This Code is adopted as one of the instruments of

implementation of the public purposes and objectives -

of the adopted [Municipal Comprehensive Pian]. This
Code s declared to be in accord with the [Municipal
Comprehensive Plan), as required by the [Local Land
Development Statutes).

1.1.3 This Code was adopted by and amended by
vote of the [Legisiative Body].

1.2 INTENT

The purpose of this Code is to enable, encourage and
qualify the implementation of the following policies.
1.2.1 The Reglon

a. That theregion [should] retainits natural infrastruc-
ture and visual character derived from topography,
woodlands, farmlands, riparian comidors and coast-
lines.

b. That growth strategies [should] encourage infill
and redevelopment in parity with new communities,

¢. That development configuous to urban areas
[should] be structured in the neighborhood pattem
and be integrated with the existing urban pattemn.

d. That development non-contiguous to urban
areas [should] be organized in the pattern of clusters,
traditional neighborhoods or villages, and Regional
Centers.

e. Thatthe pattem of development [should] respect
historical precedents.

f. That affordable housing [should] be dishibuted
throughout the region to match job apportunities and
to avold concentrations of poverty.

@. That fransportation corridors {should] be planned
and reserved in coordination with land use.

h.That green comdors [should] be used to define and
connect the urbanized areas.

i. That the region [should] include a framework of
transit, pedestrian, and bicycle systems that provide
alternatives to the automobile.

1.2.2 The Community

a. That neighborhoods and Regional Centers [should]

be compact, pedestian-oriented and mixed-use.

b. That neighborhoods and Regional Centers '

[should] be the prefemed pattern of development and
that districts specializing in single-use should be the
excepfion.

c. That erdinary activities of daily living [should] oc-
curwithin walking distance of most dwellings, allowing
independence fo those who do not drive.

d. That interconnected networks of thoroughfares
[should] be designed to disperse andreduce the length
of automobile trips.

e. That within neighborhoods, a range of housing
types and price levels [should] be provided to accom-
modate diverse ages and incomes.

f. That appropriate building densities and fand uses
[should] be provided within walking distance of fransit
stops.

g. That civic, institutional and commercial activity
[should] be embedded in downtowns, not isolated in
remote single-use complexes.

h.That schools [should) be sized and located to en-
able children to walk or bicycle to them,

i. That a range of open space including parks,
squares and playgrounds [should] be distributed within
neighborhoods and town centers.

1.2.3 The Block and the Bullding

a. That buildings and landscaping [should] contrib-
ute to the physical definition of thoroughfares as civic
places.

b, That development [should) adequately accom-
modate automobiles while respecting the pedestrian
and the spatial form of public space.

c. That the design of sireets and buildings [should]
reinforce safe environments, but not at the expense of
accessibility.

d. That architecture and landscape design [should)
grow from local climate, topography, history, and build-
ing practice.

e. That buildings [should] provide their inhabitants
with a clear sense of geography and climate through
energy efficient methods.

f. That civic buildings and public gathering places '

[should] be provided locations that reinforce commu-
nity identity and support self-govermment.

g. That civic buildings [should) be distinctive and
appropriate to a role more important than the other
buildings that constitute the fabric of the city.

h.That the preservation and renewat of historic build-
ings {should] be facilitated to affirm the continuity and
evolution of society.

i. That the hamonious and orderly evolution of urban
areas [should] be secured through graphic codes that

serve as guides for change.

1.3 APPLUCABILITY

1.3.1 Provisions of this Code are activated by "shall’
when required; “should" when recommended; and
“may" when optional.

1.3.2 The provisions of this Code, when in conflict, shall
take precedence over those of other codes, ordi-
nances, regulations and standards except the [Local
Health & Safety Code].

1.3.3 The [Bxisting Codes] continue to be applicable
toissues not covered by this Code except where these
would contradict the Intent Section 1.2, in which case
the confiict shall be resolved in favor of this Code.
1.3.4 Terms used throughout this Code shall take their
commonly accepted meanings or as defined in the
Definitions Section 7.1. In the event of conflicts between
these definitions and those of the [Bxisting Codes}, those
of this Code shall take precedence.

1.3.5 The Definitions of Terms contains regulatory lan-
guage that is integral to this Code.

1.4 PROCESS

1.4.1 Sectors (defined geographically in Section 2)
contaln communities (defined by extent and intensity
in Sections 3 and 4) which are comprised of Transect
Zones (defined by the elemenis appropriate to them
in Sections 5 and 4).

1.4.2 The geographic determination of sectors and
the standards for each Transect Zone [should] be
determined through a process of public consultation
with approval by [The Legislative Body]. Once these
determinations have been incorporated into this Code
and the associated plans, projects that require wamrants
only shallbe processed administratively without further
recourse to public consultation.

1.4.3 [The Planning Office] shallinclude a Consolidated
Review Committee (CRC) comprised of a representa-
tive from each of the various regulatory agencies that
have jurisdiction over the permitting of a project, aswell
as drepresentative of the UDC. The CRC shall expedite
the permitting process by providing a single interface
between the developer and the agencies.]

1.4.4 Anapplicant may appeal a decision of the CRC
to the [Board of Appeals], and appeal a decision of
the [Board of Appeals] to the [Legislative Body].

1.4.5 Should a violation of an approved plan occur dur-
ing construction, the {Board of Appedls] has the right to
require the owner or developer to stop, remove and/or
mitigate the violation, or to require the owner or develk
oper to secure an Exception to cover the violation.

TABLE 1: OUTLINE OF THE CODE

1.5 VARIANCES
1.5.1 There shall be two levels of variance: Waranted
Variances {Warrants) and Exceptional Variances (Ex-
ceptions).
1.5.2 Warrants permit a practice that is not consistent
with a specific provision of this Code, but is justified by
its Intent {Section 1.2} or by hardship. Wamrants fmay]
be granted administratively through the CRC.
1.5.3 Exceptions permit a practice that is not consistent
with a provision nor the Intent of this Code (Section
1.2). Exceptions [shall] be granted only by the [Board
of Appeals].
1.5.4 The request for an Exception shall not subject
the entire application to public hearing, but only that
portion necessary to rule on the issue under consider-
ation.
1.5.5 Warmrants and Exceptions shall be considered
unigue and shall not set precedent for others.
1.5.6 [The following standards and requirements shall
not be available for Warrants or Exceptions:

a. The dllocation ratios of each T-Zone.

b. The maximum dimensions of traffic lanes.

c. The required provision of alleys and rear lanes.

d. The minimum residential densities.

e, The permission to build ancillary apartments.

f. The requirements of parking location.]

1.6 INCENTIVES

1.6.1 To encourage the use of this Code, the [Legisla-
five Body] [shall} grant the following incentives, to the
extent authorized by state law:

a. The application [shall be} processed administra-
tively rather than through public hearing.

b, The application {shall be] processed with priority
over others under the conventional code with prior
fiing dates.

c. Review fees [shall be] waived or reduced.

d. Density [may be] increased by the [subsidized}
Transfer of Development Rights.

e. The traffic impact report [shall be] waived.

f. The municipality [shall] construct and maintain
those intemal thoroughfares that through-connect to
adjacent sites.

g. Payment of property taxes [shall be] maintained
at the level prior to the approval, until such time as a
certificate of occupancy has been issued for each
building.

h. First-time buyers of dwellings and newly created
businesses within Zones T4, T5 and Té [shall] receive tax
relief.
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SECTION 2: SeEcCTOR-ScALE PLANS

2.1 INSTRUCTIONS
2.1.1 Sector Plans should be prepared by the [Plan-

ning Office] and consultants under its supervisionina

process of public participation and approved by [The
Legislative Body).

2.1.2 SectorPlans should integrate the largest practi-
cal geographic sector, overlapping property lines as
necessary to achieve the ideal of o green infrastruc-
ture interspersed by urban communities.

2.1.3 [Use Geographic information Systems (GIS) to]
identify criteria listed in Section 2.3 to map the areas
to be designated S1-Preserved Open Space Sectors.
The outline of this Sector is effectively a permanent
Rural Boundary Line (RBL). All other areas may qualify
for development conditional to the requirements of
this Code.

2.1.4 [Use GIS] to identify criteria listed in Section 2.4
to map the areas to be designated S2-Reserved Open
Space Sector. Within this Sector an Urban Boundary
Line (UBL) is adjustable as Community Plans are per-
mitted.

2.1.5 [Use GIS] to identify and map the S6-Existing
Urbanized Sectors as described in Section 2.8, These
areas may be redeveloped according to Existing
Community Plans {Section 4).

2.1.6 Allremaining areas are available for develop-
ment as New Community Plans {Section 3). Factoring
the existing zoning, the sector transportation plans,
parcel size and other criteria [determined through
a process of public participation], these areas shall
be assigned fo one of the three Growth Sectors ($3,
$4 and $5) described in Sections 2.5, 2.6 and 2.7.
Within these Sectors, the corresponding Community
Types of CLD, TND, and RCD, as set forth in Section 3,
shall be permitted by right [while the (Existing Zoning
Ordinance) and its permitting process remain as an
option.]

2.1.7 Where transit service is planned or available,

Regional Centers shall be re-designated a Transit-
Oriented Developments (TOD).

2.1.8 Allocate those areas that are justified for spe-
cialized uses (those that cannot conform to one of
the six Transect Zones specified by this code and
described in Table 3) to Specidlized Districts.

2.1.9 Establish and administer a system for the gradual
Transfer of Development Rights (TDR) from the $2-Re-
served Open Space Sectors to the 54 and $5 Growth
Sectors. The TDRs are available to exceed the allo-
cated densities of the New Communities {Section 3.5
and Table 198). The TDR sending areas, the Reserve
Sectors, thereby become part of the Preserve Sectors.
[The TDR system may be carried out by the initiative of
private-sectorrealtors for market-rate fees.) The [Plan-
ning Office] shall maintain a record of such transfers,
updating the sector map accordingly.

2.2 SUCCESSION

2.2.1 [Twenty] years after the approval is granted,
each Transect Zone, except the T1 Natural, shall be
considered for rezoning to the successional (next
higher) Transect Zone through public hearing by the
[Legislative Body].

2.3 (51) PRESERVE OPEN SPACE SECTOR
2.3.1 The Preserve Sector shall consist of open space
thatis protected from development in perpetuity. The
Preserve Sector includes areas under environmental
protection by law or standard, os well as land ac-
quired for conservation through purchase, by ease-
ment, or by past sale of development rights.
2.3.2 The Preserve Sector shall consist of the aggre-
gate of the following categories:

a. Surface Waterbodies

b. Protected Wetlands

c. Protected Habitat

d. Riparian Conidors

e. Purchased Open Space

f. Conservation Easements

g. Transportation Comidors

h. Residual fo Cluster Open Space (CLD)

i. [Other Categories}
2.3.3 Development and construction within the Pre-
serve Sector and the specifications required to do so
shall be determined on an individual project basis in
public hearing of the [Legislafive Body).

SAMPLE SECTOR PLAN

2.3.4 The outlines of the Preserve Sector shall be con-
sidered the permanent Rural Boundary Line (RBL}.

2.4 (52} RESERVED OPEN SPACE SECTOR
2.4.1 The Reserve Sector shall consist of open space
that should be, but is not yet, protected from devet
opment, as well as open space reserved for future
development by the Urban Boundary Line.
2.4.2 The Reserve Sector consists of the aggregate
of the foliowing categories:
Flood Plain
Steep Slopes
Open Space to be Acquired
Corridors to be Acquired
Buffers fo be Acquired
Legacy Woodland
Legacy Farmland
Legacy Viewsheds

i, Other Categories
2.4.3 The Reserve Sector is the Transferable Devel
opment Rights (TDR) sending area, available for the
gradual transfer of development rights to New Com-
runities in the four Growth Sectors. The TDRs shall be
avallable to be used to exceed the allocated densi-
ties of the New Communities {Sections 3.5 and Table
19B). Areas where development rights have been
transferred from the Reserve Sector, become integral
to the Preserve Sector.
2.4.4 Within the Reserve Sector, the Urban Growth
Boundary {UGB) is subject to adjustment as New Com-
munity Plans are permitted.

Fa~pap0va

" 2.5 ($3) RESTRICTED GROWTH SECTOR

2.5.] The Restricted Sector shallbe assigned to areas
that have value as open space but that are neverthe-
less subject to development, either because the zoning
has aready been granted or because there is no legally
defensible reason, in the long term, to deny it.

2.5.2 Within the Restricted Sector, Cluster Land De-
velopment (CLD) shall be permitted by right. CLDs
consist of no more than one Standard Pedestrian
Shed with a high portion of its site assigned to the T
Natural or T2 Rural Zones as specified in Section 3.3.1.
[The term "Hamlet” may be substituted for “Cluster”
or "Conservation Land Development.”]

OPEN SPACE SECTORS

COMMUITYSECTORS
| 53:RESTRICTED GROWTH

64 CONTROLLED GROWTH

55 - INTENDED GROWTH

ol S6-INFILL SECTOR

DISTRICTS

ﬁ D - §PECIAL DISTRICT

2.6 (54) CONTROLLED GROWTH SECTOR

2.6.1 The Confrolled Growth Sector shall be assigned
to those locations where development is encouraged,
as it can support mixed-use by virtue of proximity to a
thoroughfare.

2.6.2 Within the Contfrolled Growth Sector, Traditional
Neighberhood Developments (TND) shall be permit-
ted by right. TNDs consist of one or several Standard
Pedestion Sheds as specified in Section 3.3.2. [The
term “Village” may be substituted for “Traditional
Nelghborhood Development (TND)."]

2.7 (35) INTENDED GROWTH SECTOR

2.7.1 The Intended Growth Sector shail be assigned
to those locations planned {by the MPQ] for high-
capacity thoroughfares (or transit) that can thereby
support a substantial commercial program.

2.7.2 Within the Intended Growth Sector, communi-
fies in the pattern of Regional Center Development
(RCD) shall be pemmitted by right. Regional Centers
consist of one Long Pedestrian Shed as specified in
Section 3.3.3. Additional TNDs may adjoin a Regional
Center without buffer requirements.

2.7.3 Regional Centerlocations are accessible to avaik-
dble or planned {by the MPO} bus or rail transit, shall be
designated Transit-Oriented Developments (TOD).

2.8 (86) INFILL GROWTH SECTOR

28.1 The Infll Growth Sector shall be assigned to
areas already developed, having the potential to be
modified, confirmed or completed in the pattern of
TNDs or RCDs. [Such areas may include conventional
suburban developments, greyfield and brownfield
sites, and historic urban areas.]

2.9 (SD) SPECIALIZED DISTRICY

2.9.1 District designations shall be assigned to areas
that, by thelr intrinsic function, cannot contribute to
one of the Community Types specified in this Section.
2.9.2 For Distiicts, the provisions of the {Existing Zon-
ing Ordinance] remain applicable. Alternatively, the
conditions of development shall be determined in
public hearing of the [Legislative Body].

29.3 The standards determined for specialized dis-
tricts shall be recorded on Table 20.

www.placemakers.com
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SECTION 3: New COMMUNITY-SCALE PLANS

3.1 INSTRUCHONS

3.1.1 Section 3is avdilable [as an optional overlay] by
right. [The (Existing Zoning QOrdinance) remains avail-
abile by right.] This Code shall be applied inits entirety
or not at all.

3.1.2 Incentives for the use of this overlay are listed
in Section 1.4.

3.1.3 New Community plans may be prepared by
a property owner, a developer, or by the [Planning
Office].

3.1.4 New Communities of the types corresponding
to their Sectors and planned accerding to the provi-
sions of this Code shall be approved administratively
by the Consolidated Review Commitiee {CRC). For
Existing Community Sectors see Section 4.

3.1.5 The property owner or the developer may re-
quest a New Community desighation other than the
one that is allowed by the Sector, through rezoning
by the [Legislative Body].

3.1.6 The three Growth Sectors {described in Section
2 and Table 4) designate the potential geographic
locations of three types of New Communities: Cluster
Land Development (CLD}, Traditional Neighborhood
Development {TND), Regional Centers & Downtowns
{RCD) or Transit-Oriented Development (TOD). These
communities are prescribed in Section 3.3.

3.1.7 Consult surveys of existing conditions showing
the site, adjacent developments, connecting thor-
oughfares, natural features and man-made traces.
The design of the Community Plan shall respond io
these existing conditions to the satisfaction of the
CRC.

3.1.8 Each Community Plan, according to its type,
and responding to existing conditions, shall be struc-
tured as one or several Pedestrian Sheds as specified
in Section 3.3.

3.1.9 Allocate the T-Zones and densities as specified
in Sections 3.2 and Tables 6 and 19, while accommo-
dating the environmental requirements as specified
in Section 3.5.

3.1.10 Remnants of the site outside the Pedestrian
Sheds may be Warranted as Natural Zones {T1), Ru-
ral Zones (T2), Sub-Urban Zones (T3) or Civic Open
Space.

3.1.11 Lay out the thoroughfare network according to
the provisions of Section 3.6 and Tables 10A and B,
3.1.12Provide the civic requirements according to
Section 3.7.

3.1.13 Detail the plan using the special requirements
described in Section 3.8,

3.1.14 Incorporate the incentives available according
fo Section 1.6.

3.1.15 Prepare a set of building standards based on
Section §, [to be administered by a private Community
Council created for this purpose].

3.2 TRANSECT ZONES

3.2.1 Transect Zones shall be constituted of the ele-
ments described in Tables 3 and 5 and the standards
summarized in Table 19,

3.3 COMMUNITY TYPES
3.3.1 Clustered Land Development (CLD)

a. Clusters shall be permitted by right within the $3,
Restricted Growth Sector and by Exception within 52
Reserved Open Space Sector.

b. A Cluster shall consist of no more than one Stan-
dard Pedestrian Shed, including T2, T3 and T4 zones
as specified in Table 19A. However, a minimum of 50
percent of the parcel shall be permanently allocated
to a Natural or Rural Zone (T1 & T2).

c. The urbanized area of a CLD shall consist of the
Transect Zone requirements of a CLD as specified in
Table 19A.

3.3.2 Traditional Nelghborhood Development (TND)

a. Neighborhoods, as well as Clusters, shall be
permitied by right within $4, the Controlled Growth
Sector.

b. The minimum developable area of a site to be
planned as a TND shall be 80 acres. The simultaneous
planning of adjacent parcels is encouraged.

¢. ATND is one Standard Pedestrian Shed includ-
ing including T3, T4 and TS zones as specified in Table
19A. Larger sites shall be designed and developed
as multiple contiguous Pedestrian Sheds, each with
the individual Transect Zone requirements of a TND
as specified in Table 19A.

3.3.3 Reglonal Center Development (RCD)

a. Regional Centers shall be permitted by right
within §5, the Intended Growth Sector.

b. The minimum developable area of a site to
be planned as an RCD shall be 140 acres. The simul-
taneous planning of larger and adjacent parcels is
encouraged.

¢. A Regional Center shall be limited to one Long
(1/2-mile radius) Pedestrian Shed including T4, T5

and Té zones as specified in Table 19A and may be
adjoined without buffers by one or several Standard
Pedestrian Sheds with the individual Transect Zone
requirements of an RCD as specified in Table 19A.
334 T it-Orlented Devel t (TOD)

a. Regional Centers that are on an existing or
projected fransit network shall be redesignated TOD
and subject to the additional density shown in Table
19A and calculated in Section 3.4.

3.4 DENSITY CALCULATIONS
3.4.1 The Developable Areas of the site shall be con-
sidered the Net Site Area. The Net Site Area shall be
dllocated to the various Transect Zones according to
the parameters specified in Table 19A.
3.4.2 The Overall Density shall be calculated in terms
of housing units as specified for the area of each
Transect Zone by Table 198. For purposes of density
calculation, the Transect Zohe Areas include the thor-
oughfares but not land allocated to Civic use.
3.43 [The overall density of the community may be
increased by the purchase of Development Rights up
to the amount specified for each zone by Table 198.
[Fifteen percent (15 percent} of the increase by TDR
purchase shall be in the Affordable Housing range.]
3.44 The resulting density is calculated in housing
units, Befween 20 and 50 percent of the housing units
shall be exchanged for other functions at the following
rates:

a. For Lodging: [2] bedrooms for each unit of
Overall Density.

b. For Office or Retail: [1,000] square feet for each
unit of Overall Density.
c. The number of units exchanged shall be approved
by Warrant.
3.4.5 The housing and other functions for each zone
shallbe further adjusted at the building scale accord-
ing to Section 5.2.3.

3.5 ENVIRONMENTAL REQUIREMENTS
3.5.1 General

a. Transect Zones manifest a range of natural and
urban conditions. In case of confiict, the natural en-
vironment shall have priority in the more rural zones
{T1-13); the built environment shall have priority in the
more urban zones (T4-T4).

b. There shall be three classes of Waterways: Class |
Perennial, Class il Intermittent, and Class ll Ephemeral,
each generating a Streamside Conidor subject to a
standard for crossing and protection of ifs riparian con-
dition as specified below for each Transect Zone.

¢. There shall be three classes of Wetland: Class |
Connected, Class il Isolated, and Class lif Xeric, each
subject to a standard ofrestoration, retention and miti-
gation as specified below for each Transect Zone.
3.5.2 Specific to Natural and Rural Zones (T1-12)

a. Within Tl and T2 Zones the encroachment and
modification of natural conditions listed in Sections
2.3.2 and 2.4.2 shall be limited according to Local,
State and Federal guidelines.

b. The Riparian Conidors of Class | and I} Water-
walys shall be [300) feet in width each side, and Ciass
Il Waterways shall be [100] feet in width each side.
Riparian Coridors shall be maintained free of struc-
tures or other modifications to the natural landscape,
including agriculiure. Thoroughfare crossings shall be
allowed by Exception only.

c. Classl, lland lit Wetlands shall be retained [and
restored if in degraded condition]. Additional buf-
fers shall be maintained at {100] feet for class | and
Il. Wetland buffers shall be free of structures or other
modifications to the naturai landscape, including
agriculture. Thoroughfare crossings shall be allowed
by Exception only.

d. The Public Frontage (Tables 8 and 19D) shall
include trees of various species, naturalistically clus-
tered, as well as understory. Sod shall be permitied
only by Warrant. The infroduced landscape shall
consist primarily of native species requiring minimal
imigation, fertilization and maintenance (Tables 88
and 16).

e. Impermeable surface shall be minimized and
confined to the ratio of lot coverage by building
specified in Table 19F,

f. Storm water management on thoroughfares
shall be primarily through retention and percolation,
channeled by curbside swales.

3.53 Specific to Sub-urban Zones (T3)

a. Within T3 Zones the continuity of the urbanized
areas shall be subject to the precedence of the natu-
ral environmental conditions listed in Sections 2.3.2 and
2.4.2. The alteration of such conditions shall be limited
according to Local, State and Federal guidelines.

b. The Riparian Comidors of Classes | and | Water-
ways shall be [100] feet in width. These Riparian Corri-
dors shallbe maintained free of structures, except that

Thoroughfare crossings may be allowed by Wairant,
Class lll Waterways may be modified by Wamrant,

¢. Classl, Itand lil Wetlands shall be retained [and
restored if in degraded condition]. Additional buf-
fers shall be maintained at {50] feet for Class | and I
Wetlands. Buffers shall be free of structures or other
modifications fo the naturat landscape. Thoroughfare
crossings may be allowed by Exception.

d. The Public Frontage {Tables 8 and 19D} shall
include frees of various species, haturalistically clus-
tered, as well as low maintenance understory. Sod
shall be permitted only by Wamant, The introduced
landscape shall consist primarily of native species
requiring minimal imigation, ferilization and mainte-
nance (Tables 88 and 14).

e. Impermeable surface shall be minimized and
confined to the ratio of lot coverage by building
specified in Table 19F.

f.  Storm water management on thoroughfares
shall be primarily through retention and percolation,
channeled by curbside swales.

3.5.4 Specific fo General Urban Zones (T4)

a. Within T4 Zones the continuity of the urban-
ized areas should take precedence over the natural
environmental conditions listed in Sections 2.3.2 and
2.4.2. The alteration of such conditions, where neces-
sary, may be mitigated off-site. The determination for
maodification and mitigation shall be made by War-
rant.

b. Riparian Conidors of all classes of Waterways
may be crossed by thoroughfares as required by the
thoroughfare network,

¢. Class | and Il Wetlands shall be retained and
maintained free of structures or other modifications
to the natural landscape. Thoroughfare crossings may
be allowed by Warrant.

d. The Public Frontage (Tables 8A and 19D) shail
include trees planted in a regularly-spaced dllee
pattern of single or alternated species with shade
canopies of a height that, at maturity, clears three
stories but remains predominantly clear of building
frontages. The intfroduced landscape shall consist
primarily of durable species tolerant of soif compac-
tion (Tables 8B and 14).

e. Impermeable surface shall be confined to the
ratio of lot coverage by building, as specified in Table
19F.

f. Storm water management on thoroughfares
and lots shall be primarily through underground storm
drainage channeled by raised curbs. There shall be
no retention or detention required on the individual
lots.

3.5.5 Specific to Urban Center Zones (T5)

a, Within T5 Zones the continuity of the urbanized
areas shall iake precedence over natural environ-
mental conditions listed in Sections 2.3.2 and 2.4.2.
The diteration of such conditions, where necessary,
may be mitigated off-site. The determination shall be
made by Warrant,

b. TheRiparian Comidors of all classes or Waterways
may be embanked and crossed by thoroughfares as
required by the thoroughfare network,

c. Class | and Il Wetlands may be modified if
mitigated off-site at a two to one ratio. Thoroughfare
crossings shall be allowed by Right.

d. The Public Frontage (Tables 8A and 19D) shall
include trees planted in allees of a single species with
shade canopies of a height that, at maturity, clears
three steries, but remains predominantly clear of build-
ing frontages. The infroduced landscape shali consist
primarily of durable species tolerant of soil compac-
tion (Tables 88 and 14).

e. Impermeable surface shall be confined to the
ratio of lot coverage, as specified in Table 19F.

f. Storm water management shall be primarity
through underground storm drainage channeled by
raised curbs. There shall be no retention or detention
required on the individual lot.

3.5.6 Specific to Urban Core Zones (16)

Q. Within T6 Zones the continuity of the urbanized
areas shalttake precedence over the natural environ-
mental conditions listed in Sections 2.3.2 and 2.4.2. The
alteration of such conditions, where necessary, shalt
not require off-site mitigation. The determination shall
be made by Warant.

b. The Riparian Comidors of all classes of Water-
ways may be embanked and crossed by Right or
enclosed by thoroughfares as required by the thor-
oughfare network.

¢. Classiand ll Wetlands may be altered by Right
not requiring off-site mitigation. Thoroughfare crossings
shall be allowed by Right.

d. The Public Frontage (Tables 8A and 19D} shali
include trees planted in allees of a single species with

CONTINUED ON NEXT PAGE
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SECTION 3: NEw COMMUNITY-SCALE PLANS conmuen

shade canopies of a height that, at maturity, clears
three stories but remains predominantly clear of
building frontages. The new landscape shall consist
primarily of durable species tolerant of soil compac-
tion {Tables 88 and 14}.

e. Impermeable surface shall be confined to the
ratio of ot coverage by building, as specified in Table
19F.

f. Storm water management shall be primarily
through underground storm drainage channeled by
raised curbs. There shall be no retention and detention
required on the individual lot.

3.4 STREETSCAPE REQUIREMENTS
3.6.1 General

a. The thoroughfares are intended for use by ve-
hicular and pedestrian traffic and to provide access
to lots and open spaces.

b. The thoroughfares consist of vehicular lanes and
public frontages {Table 11A). The lanes provide the
fraffic and parking capacity. They consist of vehicular
lanes in a variety of widths for parked and for moving
vehicles. The frontages contribute to the character of
the Transect Zone. They include the types of sidewalk,
curbing, planter, and street free.

¢. Thoroughfares shall be designed for capac-
ity and modified according to the Transect Zones
through which they pass. Thoroughfares that pass
from one Transect Zone to another shall adjust their
Public frontages accordingly or, alternatively, the
Transect Zone may follow the trajectory [alignment]
of the thoroughfare to the depth of one lot, retaining
asingle public frontage throughout its trajectory.

d. Within the more rural Zones (T1 through T3) pedes-

trian comfort shall be a secondary consideration of -

the thoroughfare. Design confiict between vehicular
and pedestrian movement shall be generally decided
in favor of vehicular mobility,

e. Within the more urban Transect Zones (T4
through Té) pedestrian comfort shall be a primary
consideration of the thoroughfare. Design conflict
between vehicular and pedestrian movement shall
be decided in favor of the pedestrian.

3.6.2 Thoroughfares

a. The standards for vehicular lanes shall be as
shown in Table 10.

b. The thoroughfare network shail be designed to
define blocks not exceeding the average size pre-
scribed in Table 19C. The size shall be measured as
the sum of lot frontage lines.

c. Allthoroughfares shall terminate at other thor-
oughfares, forming a network. internal thoroughfares
shall connect wherever possible to those on adjacent
sites, Cul-de-sacs shall be permitted only when War-
ranted by naturot site conditions.

d. Lots shall enfront a vehicular Thoroughfare, ex-
cept that 20 percent of the lots within each Transect
Zone may enfront a pedestrian passage.

e. Thoroughfares along a designated Secondary
Grid {Section 3.8.1a) may be exempted from the
specified frontage requirements.

f. A bicycle network consisting of trails, routes and
lanes should be provided throughout as defined in
Section 7.1 and allocated in Table 19D. The community
bicycle network should be connected to existing or
proposed sector networks wherever possiole.

3.6.3 Public Frontages

a. Public frontages shall be designed as shown in
Table 8 and allocated within Transect Zones as speci-
fied in Table 19D.

b. Within the public frontages, the prescribed type
of sireet trees and street lights shall be as shown in
Table 8, 15 and 1 6. The spocing may be adjusted by

Warmrant to accommodate specific site conditions,

such as building entrances.
3.6.4 Specific fo Districts

a. The standards for thoroughfares and public
frontages within districts shall be determined by War-
rant.

3.7 CIVIC REQUIREMENTS
3.7.1 General

a. Certain places for public use shall be required
for each community and designated on the Commu-
nity Plans as Civic Space Zones (CS) and Civic Building
Zones (CB).

b. Civic Space Overlay Zones are public sites per-
manently dedicaled to open space.

c. Civic Building Overlay Zones are sites dedicated
for buildings generally operated by not-for-profit
organizations dedicated to culture, education, gov-
ernment, transit and municipal parking, or for a use
approved by the [Legislative Body].

d. [The ongoing construction and improvement of
the required Civic Spaces and Buildings should be
supported by an annual assessment dedicated to this

purpose and administered by a {Community Council)
established by the developer under {State Association
Law}.}

3.7.2 Civiec Space (CS) Specific to 13-T6 Zones

a. Each Pedestrian Shed shall assign at least 5
percent of its urbanized area to Civic Space Zones.

b. Civic Spaces shall be desighed as generally de-
scribed in Table 18 and approved by the CRC and
allocated to zones as described in Table 19E.

c. Each Pedesirian Shed shall contain at least one
Main Civic Space. The Main Civic Space shall be within
800 feet of the geographic center of each Pedestrian
Shed, unless topographic conditions, pre-existing Thor-
oughfare alignments or other circumstances Wamant it.

d. Within 800 feet of every lot in residential use, a
Civic Space designed and equipped as a playground
shall be provided.

e. Each Civic Space shall have a minimum of 50
percent of its perimeter enfronting a Thoroughfare.

f. Civic Spaces may be permitted within Districts by
Warrant.

3.7.3 Civie Bullding Zones {CB) Specific to 13-T4
Zones

a. The developer shall covenant to construct a
Meeting Hall or a Third Place in proximity to the Main
Civic Space of each Pedestrian Shed. its correspond-
ing public frontage shall be equipped with a shelter
and bench for a transit stop.

b. One Civic Building lot shall be reserved for an
elementary school. its area shall be [1 acre] for each
increment of [100) dwelling units provided by the Com-
munity Plan. The school site may be within any Zone.
The playing fields should be outside the Pedestrian
Shed.

c. One Civic Building lot suitable for o childcare
building shall be reserved within each Pedestrian
Shed. The Developer [or the Community Council] may
organize, fund and construct an appropriate building
as the need arises.

d. Civic Building sites shall not occupy more than
20 percent of the area of each Pedestrian Shed.

e. Civic Building sites should be located within or
adjacent to Civic Spaces, or at the axial termination
of significant Thoroughfares.

f. Civic Buildings shall not be subject to the standards
of Section 5. The particulars of the design of Civic
Bulldings shall be approved by Warrant by the CRC.

g. Parking for Civic Buildings shall be adjusted by
Warant. Civic parking lots may remain unpaved if
graded, compacted and landscaped.

h. Civic Buildings may be permitted within Districts

ILLUSTRATION OF A NEW COMMUNITY PLAN
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by Exception.
3.7.4 Civic Zones Specific to T1 & T2

a. Civic buildings and spaces reloted to educao-
fion, recreation and culture may be erected within
T) Natural and 72 Rural Zones by Exception.

b. Those portions of the T Natural and T2 Rural Zones
that occur within a development parcel are anintegral
part of the Civic Space Zone and should conform to
one or more of the types specified in Table 18,

3.8 SPECIAL REQUIREMENTS
3.8.1 A Community Plan may designate the following
special requirements:

a. A differentiation of the Thoroughfares as a
Primary-Grid and a Secondary-Grid. Buildings along
the P-Grid shall be held to the highest standard of this
Caode In support of pedestrian activity. Buildings along
the S-Grid may be more readily considered for War-
rants and Exceptions allowing automobile-oriented
standards. The frontages assigned to the S-Grid shall
not exceed 30 percent of the total length within a
Pedestrian Shed.

b. Adesignation for Mandatory or Recommended
Retdil Frontage requiring that a building provide a
Shopfront at sidewalk level along the entire length
of the frontage. The Shopfront shall be no less than
70 percent glazed in clear glass and provided with
an awning overlapping the sidewalk as generally i
lustrated in Table 7. The first floor shall be confined to
retail use through the depth of the First Layer.

c. Adesignation for mandatory orrecommended
Gallery Frontage, requiring that o building provide a
permanent cover over the sidewalk, either cantile-
vered or supported by columns. The Gallery Frontage
may be combined with a Retail Frontage as shownin
Table 7.

d. A designation of Coordinated Streetscape
Frontage, requiring that the Public and Private Front-
ages be coordinated as asingle, coherent landscape
and paving design.

e. A designation of Terminated Vista location, re-
quiring that the building be provided with architectural
articulation of a type and character that responds to
the location as approved by the CRC.

{. A designation for Cross Block Passages, requiring a
minimum 8-foot-wide pedestrian access be reserved
between buildings.

g. A designation of Buildings of Value, requiring
that such buildings and structures may be altered or
democlished only whenin accordance with [Municipal
Preservation Standards and Protocols).

REQUIREHENTS
LOHGPEDSHED (1O 500 WALKY

v
RTANDARS PROSHED (5 N WALRY
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SECTION 5:

PREPARING SITE AND BUILDING-SCALE PLANS

5.2 GENERAL TO ALL ZONES

5.2.1 General Building Dlsposition
a. Newly platted lots shall ba as shown on the Pian or as described
in Table 11, Praviously platted lats may be re-plattad to comply with the standards of Tabie 11.
b. Bulldings shall be generally disposed in relation to the boundaries of thelr lots, For preclse focation of
the billding see Paragraphs 6.11.1 and 6.11.2.
¢, One principal bullding at the frontags and ons outbullding at the rear of it may be built on each lot,
d. Lot coverage by bullding shiall not exceed that shown in Tabls 4.1,
e, Facades shall be built paralle] to the principal frontags fine if straight. Facades shall be bullt along,
oron a line tangent to, a curved frontage lins. Lots shalf have thair principal frontage determined by the

[Planning Office],

1. Setbacks for principal bulldings shall be as shown In Paragraph 6,41.7. In ths case of an existing lot,
back one orthe other of b otherwise ad]

by Warrant,

& minfmum of 43 from the centeriine of the alley
of raar lane, In the absence of raar alley or fano, the rear setbaci shall be as shown In Paragraph 6.11.7,
h. Stoops, balconles, awnings and bay windows may encroach Into any setback as approved by Warrant,
i Open porches may encroach Up to 50 percent of the depth of the required setback,

). Loading docks and seivice areas shall be permitted on frontages only by Exception, Awnings may
encroach the public sidawalk without limit,

K. [For Buildings on S-Grids, the
Exception,)

shall be

and approved by

5.3 SPECIFIC TO NATURAL (T1) & RURAL (12)

5.4 SPECIFIC TO SUB-URBAN (73)

e

Fime

531 hall be ge y to bulld
and the for function,
parking, archit I, and

be
in a public hearing of the [Legislative Body),

541

(T8) Bullding Disposition

a. In addition to the general specifioations in Paragraph
5.2.4, specifio bullding disposition shafl bs as shown In
Sections 6,11.11 or 6.11.2,

5.2.2 General Buliding Configuration

a, Frontage types shall be as allocated and as described In Sectlon 6.2 and summarized In
Paragraph 6.11.10. .

b. Bullding helghts shall be as described and lllustratad in Ssction 6.3 and summarized In

Paragraph 6.11.10,

542

(T3) Building Configuration

a. In addition to the general specifications of Paragraph
5.2.2, specifio bullding configuration shall be as shown
in Sections 6.1, 6.2, 6.3 and summarized in Paragraphs
6.11.8, 6,119 and 6.11.10.

b. Agricultural uses shail be permitted by Warrant,

General Bullding Function
a Zy 4 and 6,6, Functions

not shown raqulre approval by Warrant,

b. The Functions speoified In Section 6.4 shallbe as imlted in intensity by the Required Parking (6.5.1). This
constitutes the base intensity, Functions not limited In Intensity by parking shall be limited by Warrant,

¢. The base Intensity may be adjustad upward by adding the actual parking avallable for each of two
functions within any palr of adjacent blocks, and the resulting sum then multiplied by the corresponding
Sharing Factor (Section 6.5). Ths result shall be the parking avallable for calculating Adjusted {ntensity.
d. [The overall denslty of the community may be Increased by the purchase of Davelopment Rights up to
the amount specified for each zone by Paragraph 6,11.2.b. Fifteen percent of the increass byTDR purchase
shall be In the Atfordable Housing range.}

@, Wihin the Long Padestrian Shed of & TOD, the effactive parking available for calculating the Intensity
on each lot may be Increased by a multiplier of 30 percent percent,

5.43

{73) BuildIng Function

a, In additlon to the general specifications of Paragraph
5.2.8, specific bullding function shall be as shown in Section
6.4 or 6.6 and summarized In Paragraph 6.14.11.

5.2

a

General Parking Standards

8. Vehloular parking shall be provided as raquired and adjusted {Section 6.5),

b. Parking shall be accessed by alley or rear lane, when available on the Communtiy Plan,

& On-street parking avallable along the frontage lines that aorrespond to sach lot shall be
counted toward the parking requirement of the lot.

d. The required parking may be providad within a fiva-minuts (1/4-mlls) radius of the sita which
It serves by Exception. The required parking {may} be purchased or lsased from a Civie Parking
Reserve,

. Parking shall be located within Layers as desoribed in the Spacific Zones of this Seation and
ifustrated in Paragraph 7.4.5,

1. Parking lots shall be masked from the frontage by a Liner Bullding, a streetwall and/or a
hedge as specified in the Specific Zones of thls Section.

£ One blke rack space shall be provided for every 10 vehicular parking spaces.

(T3) Parking Standards

a. In additlon to the general specification shown In
Paragraph 5.2.4, parking shall be provided as spscified in
Sections 8.4 and 6.5,

b. Open parking areas shall be located at the Second and
Third Layers, except that driveway aprons and drop-offs
may be located at the First Layer. Garages shall be located
at the Third Layer,

c. Parking may be accessed from the frontage by a
drivaway,

6.2,5 [General Architectural Standards
2, Building wall materials must be combined on each facads horizontally, heavier generally below iighter.
b. Streetwalls shall be mada to match the facade of the princlpal bullding as shown In Table 11C.
¢. Windows shall use clear glass panels.
d. AWl openings including porches, galleries, arcades and windows, with the exception of storefronts, shall
be [square or vartical] In proportion,
. Openings ahovs the first story shall not exceed 50 percent of the building wal area, with each facade
caloyiated Independently.
t. Detall facades on retall frontages as storefronts and glaze at no less than 70 percent that jevel
2. Doors and windows that operate as sliders are prohibited along frontages.
h. Pitched roofs, if provided, shall be symmetricatly sloped no lass than [5:12), except that porches may
be attached sheds with slopes no less than {2:12),
I. Flat roofs shall be enclosed by parapsts a minimum of 42 inches high, or as required, to conceal

tothe of the [CRC}}

548

{(T3) Architectural Standards

In addition tothe general specifications shown In Paragraph
5,2.5, speacific standards shall be as follows:

. The exterior finish material on all facades shall be limited
o [brick, wood siding and/or stucso).

b, Balconles and porohes shall be made of [painted
wood].

. Buildings shatl have [slopad] roofs.

d. Fences, if provided, shall not be allowed withlh the First
Layer of alot. Fencas at other [ayers may be of painted wood
board [or coated chain link].]

5.2.6 General Environmental Standards
a. Context Zones manifest a range of responses to natural and urban conditions. In case of
oonfllct, the green infrastructure shall have priority In the more rural zones (T4-T3); the urban
fabrio shall have priority In the more urban zones (T4-T6) as detalied in the specific zones as
detalled in Sectlons 5.3 and following.

5,3.2 (T1 & T2) Environmental Standards
The madification of natural conditions listed in Sections
2,3.2 and 2.4.2 shall be constralned according to local,
state and federal guidelines.

5.4.6

{T3) Environmental Standards
2. In addition to the ganeral specifications shown in
Paragraph 5.2.6, the landscape instalted shall consist
primarily of native specles requiring minimat irrigation,
tertilization and maintenance,
b. The Private Frontage (Section 6.2) shall consist of tree

Tust lustered, as well
as low y. Lawn shall be

only by Warrant,

o surface by shallbe and
oonfined to the ratio of lot caverage by building shown in
Paragraph 6.11.8,

d, The management of stonn water shall be primarily
through retention and percolation on the individual fot.

§.2,7 Genaral Landscape Standards
a. Aminimum of one tree to match the specles of street trees on the snfronting strestscape
shali be planted within private frontage for each 30 feet of frontage within the First Layer of
each lot unless ctherwise spacifiad,

64,7

(T3) Landscape Standards
a. There shall be no requirements additional to those
specified In Paragraph 5.2,7.

5.2.8 General Signage Standards
2. One address number no more than 6 inches vertically shall be sttached to the building in
proximity to the principal entranoce, or at a malibox,
b, One blade sign for sach business may be installed to the facade.
Such a sign shall not exceed a total of 3 square feet unless otherwise specified for the specific
zone,
©. Signage may be exterally lit with fulkspectrum bulbs unless ctherwise specified.

54.8

(T3) Signage Standards

a, There shail be no signage permitted additional to that
specified in Paragraph 5.2.8,

b. Signage may net be lit.

5.2.9 General Ambisnt Standards (Ses full SmartCade.)

5,2,10 General

(See full )
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5.5 SPECIFIC TO GENERAL URBAN (T4)

5.6 SPECIFIC YO URBAN CENTER (15)

5.7 SPECIFIC TO URBAN CORE (T6)

551

(T4) Bullding Disposition

a. In addition to the general speclfications in Paragraph
5.2.1, specific bullding disposition shall be as shown in
Sections 8,11.11, 6,11.1 and 6,11.2,

Es6.1

{75) Bullding Disposition

a. In addition to the general specifications In Paragraph
5.2.1, specific bullding disposition shall be as shown in
Sections 6,11.11, 6.41.2 and 6.11.2,

b. Facades shall be bullt parallel to the principal frontage
line along a minimum of 70 percent of its length with a
setbackof O to 10aetfrom the frontage line. In the absencs
of 2 bullding along the remainder of the frontage line, a
strestwall shafl be bullt co-planar with the facade.

. Buildings shall have thelr principal pedestrian entrances
on a frontage line.

8.7.1 (T6) Bullding Disposition

a, Ih addition to the general specifications in Paragraph
£.2,1, specifio building disposition shall be as shown in
Sections 6.14.11 and 6.11.2,

b, Facades shall be built paralte! to the principal frontage
{ine along a minimum of 70 percent of its length with a
setback of 0 to 10feet from the frontagaiine. In the absence
of bullding afong the remainder of the frontage line, a
streetwall shall be built co-planar with the facade.

o Buildings shall have thelr principal pedestrian entrances
on a frontage line.

6.6.2

(T4) Building Configuration

a. In addition to the genaral spacifications of Paragraph
6.2,2, specific bullding configuration shail be as shown
In Sectlons 6.1, 6.2, 6.3 and summarized in Paragraphs
6.41.8, 6.11.9 and 6.11.10.

5.6.2

(T5) 8ullding Configuration

a. In addition to the general specifioations of Paragraph
5,22, speoific bullding configuration shall be as shown
in Sections 6.4, 6.2, 8.3; summarized in Ssctions 6.11.8,
©,11.9, and 6.11.10,

b. Buildings with a first level residentlal or lodging function
shall be ralsed a minimum of 2 feet from sidewalk grade,

8.7.2 (16) Building Configuration

a. [n addition to the general specifications of Paragraph
5.2,2, specific bullding configuration shall bs as shown In
Sectis 1,6.2,6.3,and InSections 6.11.8,
S 11.9, and €.11.10.

with a first level use shall be ralsed
a minlmurn of 2 feet from average sidewalk grade.

{T4) Building Function

a. In addition to the general specifications of Paragraph
6.2.3, specific bullding function shall be as shown In Section
6.4 or 6.8 and summarized In Paragraph 6.11.11.

b. Aocessory uses of Limited Lodging or Limited Office shall
also bs permitted within an outbullding.

(I'5) Bullding Function
a. In additlon to the general specifications of Paragraph
5.2.3, i function shall b hown in Sectlon
6.4 or 6.6 and summarized in Paragraph 6.11.11.

b, Ground floor shafl be

and shall be required at Mandatory Shopfront Frontngu
¢, Manufacturing within tha flrst story may be

5.7.3 (Te) Bullding Function

a, In addition to the gensral specifications of Paragraph
5.2.3, specific building function may be as shown in Section
€.4 or 6.6 and summarized In Paragraph 6.11.11,

b, Ground floor shall ba

lnd shall be required at
within the first stnry shall be parmmgd

by Excaption,

by Exception.

5.5.4

({T4) Parking Standards

a. In addition to the general specifioation shown in
Paragraph 5.2,4, parking shall be provided as specifisd In
Sections 8.4 and 6.5,

b, All parking areas excapt for driveways shall be located
at the Third Layer (Paragraph 7.4.5). Garages shall be at
the Third Layer,

¢, Parking shall be accessed from a rear alley or rear
lane.

5.6.4

(T5) Parking Standards

a, In addltlon to the genera! specification shown in
Paragraph 6.2.4, parking shall be provided as specified in
Sections 6.4 and 6.5.

b. Alt parking arsas shall be located at the Third Layar and
masked by a Strestwall or Liner Building.

o Parking shall be accessad from & rear allay.

d, The required parking may bs provided by warrant on sites
alsewhere within the same Pedestrian Shed.

e, Pedestrian entrances to all parking lots and parking
struotures shall be directiy from a frontage line. Only
underground parking structures may be entered by
pedestrians diractly from a Principal Building.

1. The vehlcular entrance of a parking lot or garage on a
frontage shall be no wider than 30 feet.

5.7.4 (Te) Parking Standards

&, [n addition to th: | hi

6.2.4, parking :hlll be provided as spacmad in Sectlnns
8.4and 6.5

b, All parking areas shall be located at the Third Layer and
masked by a Streetwali of Liner Building.

. Parking shall be accessed from a rear alley.

d. The required parking may be provided on sltas slsewhere
within the same Pedestrian Shed by Warrant.

&, Pedestrian entrances to all parking lots and parking
structures shall be directly from a frontage line. Only
underground parking structures may be entered by
pedestrians directly from a Principal Bullding.

1. The vehicular entrance of a pariing lot or garage on &
frontage shall be no wider than 30 feet.

((T4} Architactural Standards

In addition to the general specifications shown in Paragraph
§6,2.5, spacific standards shall be as fallows:

. The exterior finish materials on all facades shall be fimited
to [brick, claphoard, siding and/or stucco.}

b, Balconles and porches shall be made of palnted wood
or metal.

¢, Bulldings shall have slopad roofs.

d. Fences, If provided, shall not be allowed within the First
Layer of a lot. Fences at other Layers may be of painted
wood board or chain link.]

585

[(T5) Arohitecturat S(andmh

In addition tothe in grapl
6.2.5, specific standards shall be as follows:

a, The exterlor finish materials on all facades shall be
{imited to [stone, brick and/or stucco).

b. Baloonies, gailerles and arcades shall be made
of concrete, painted wood or metal.

¢, Buildings may have flat roofs enclosed by parapets or
sloped roofs,

d. Strectwalls shall be located at the First Layer along the
building frontage line.}

B.7.5 [(T6) Architectural Standards

In addition tothe general specifications shown In Paragraph
5.2.5, speoific standards shall be as follows:

a.Ths exteriorfinish materials on allfacades shall be fimited
to [stone, brick and/or stucco],

b. Baloonles, galleries and arcades shall be made of
concrete, painted wood or metal,

0. Bulldings may havs flat roofs enclosed by parapsts or
sloped roofs.

d. Streetwalls shall be locatad at the First Layer along the
bullding frontage line.)

5.5.8

(T4) Environmental Standards

a. In addition to the general specifications shown in
Paragraph 5.2.6, the species of landscape Installed
shall consist primarily of durable specles tolarant of soll
compaction,

b. The Private Frontage (Section 6.2) shali consist of traes
planted In allees of single or atternated spacles with shade
canoples of a diameter that, at maturity, remain clear of
bullding frontages.

¢, Impermeable surface shall be confined to the ratlo of fot
coverage by building, as shown in Paragraph 6.11.6.

d. Managemant of storm watar shail be primanrily off-site
through underground storm drainage. There shali be no
retention and detention required on the individual fot.

5.6.6

(T5) Environmentai Standards
a, In addition to the general specifications shown in

5.7

(T6) Environmental Standards
a. In addition to the general specifications shuwn in
5.2.8, the specles of

Paragraph 6.2.6, the species of
shail conslst primarily of durable species tolerant of sol}
compaction,

b. The Private Frontage (Section 6.2) shall consist of trees
planted in allees of a single species with shade canoples
of a diameter that, at maturity, remain clear of building
frontages,
.

rface by bul be confinedto the
ratio of lot coverage as shown in Paragraph 6.11.6.

d. Management of storm water shall be primanily off-site
through underground storm drainage. There shali be no
retention and detention required on the individua lot.

shall conslst primarily of durable specles tolerant of soll
‘sompaction.

b, The private frontage (Section 6.2) shalf consist of trees
planted In allees of a single specles with shade canoples
of a diameter that, at maturity, remain clear of building
frontages.

aimpermeabls surface by bullding shall be confined to ratio
of lot coverage by building shown in Paragraph 6.14.6.

d, Management of storm water shall be primarily off-site
through underground storm dralnage. There shall be no
retention and detention required on the individual lot.

587

(T4) Landscape Standards
a, Thers shall be no requirements additional to those
spegified In Paragraph 5,2,7.

56.7

(T5) Landscape Standards
a.In addition to those
5.2.7, the First Layer (Paragraph 7.4.5) shall be |unduapad
or paved to match the enfronting Public Frontage as defined
In Section 6.9,

pecified In

5.7.7 (T6) Landscape Standards

a. In addition to those ifiad In

5.2.7, the First Layer shall be landsoaped or paved to mntch
the enfronting streetscape.

b.Trees shall not ba required in the First Layer,

5.5.8

(T4) Slgnage Standards
a. There shali be no signage parmitted additionat to that
specifled ih Paragraph 5,2.8.

568

(T5) Signage Standards

a.in addition to the signage permitted In Paragraph 6.2.8,
a single extemnal sign band may be applied to the tacade
of each bullding, providing thatsuch sign not exceed 3tast
In height by any length,

b. Blade signs, hotto exceed 4 square fest for each separate
business sntrance, may be attached perpendicular to the
facade,

©, Signage shall ba externally lit, except that signage within
the shopfront may be neon lit.

5.7.8 (T6) Signage Standards

a, In addkion to the signage permitted in Paragraph 5.2.8,
a single external sign band may be applied to the facade
of each building, provided that such sign not exceed 3 feet
in helght by any length,

b, Blade signs, notto exceed 4 square feet for each separate
business sntrance, may be attached perpendicular to the
facade,

. Signage shall be extarnally lit, excapt that signage within
the shopfront may ba neon lit.

SITE A'\ID BUILDI’\JG PLANS

ILLUSTRATIONS BY JAMES WASSELL
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STANDARDS & TABLES

TABLE 4 & 6: SECTOR SYSTEM ILLUSTRATED

Table 4 & 6: Geography, including both the natural and the infrastructure, de-
termines the areas that are suitable for development in various intensities that
cormespond to various typical community patterns. Each of the community types
Is comprised of different proportions of the six T-zones.

Table 5: Elements that determine urbanism exist in a range that can corespond
to the gradient of the Transect. Most of the elements listed here are addressed
in the transect zones.

Table 7: The private frontage is the layer between the building and the lot ines.
It is as important as providing the manner in which the building facade meets
the pedestrian. The relationship between this table and Table 8 is diagrammed
in Table 11A.

TABLE 7: PRIVATE FRONTAGES
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TABLE 5: TRANSECT SYSTEM ILLUSTRATED
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TABLE 8A: PUBLIC FRONTAGES
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STANDARDS & TABLES

TABLE 8B: PUBLIC FRONTAGES

R U KB .&4 L L4 8 Bt b0 K ARKRSEST I LENL LTI GRS 88

Table 8A & 8B: The public frontage is the layer between

TRANSECT ZONE |11 T2i7s| 1747273 [73 74 L ECT EET TR ETHTY the private ot line and the edge of the vehicular lanes.

Tipe AWERR RRESR: RE: RSS5AY RECSAVEY CSAVBY It usually includes walkways, planters and lighting. This is

a generdlized description; Table 8B is a precise technical

_— . prescription giving dimensions. Note that the planting is

"m’ﬁﬁ’g;ﬁm prescribed by species in Section 8B-e.

shon of Surhs, veslkenys,

planlers and fotiscape. TABLE 9: The vertical extent of a building is measured by

number of stories not including a raised basement or an

inhabited attic. Numerical heights are measured from

N . PO st o B the average grade of the frontage line to the eave of

a pitched roof or the surface of a fiat roof. Height limits
do not apply to towers or lot coverage less than 400

b, Curb: The detoing of e
St ol 0 il pive-
et inomporaling deste
#ga.

square feet.

TABLE 10A: The projected design spreads determine
the dimensions of the vehicular lanes and turning radii
assembled to create thoroughfares. The most typical
assemblies are shown in Table 10B. Specific requirements
for truck and transit bus routes and truck loading shall be

decided by Warrant.

TABLE 10B: The design ADT {average dadily traffic) is the

. Walkway: The. pavernant.
edicaled sxclusively to
pedasiian activiy.

determinant for each of these sections.

d-Planter: The feyer which
dotomiimadales sreet ey

T2{13]

BT

TABLE 10A: VEHICULAR LANES

mmmwmlp [ra[T3[T4]T5]T6

DESIGN SPEED
L wnmn

TABLE 10B: VEHICULAR LANES
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STANDARDS & TABLES

TABLE 11: EXPLANATORY DIAGRAMS

2. THOROUGHFARE & FRONTAGES b. TURNING RADIS

P | i | e ] o ‘ A, | v
1-Radigs at the Curb
Privatelot | Thoroughfare {(ROW) I Privéte Lot 2-Effective Torning Radius (£ 8}
5 BUILDING DISPOSITION 4, LOT LAYERS o FRONTAGE & LOTLINES

1 Principat Sulding

woa 1-Frontags Ling
2-Backbuiiding a.mﬁ
3- Lutbuiding Favndes

TABLE 12: GENERAL FUNCTION

TABLE 12: Transect-based functional classifi- ’
cations are gradualrather than categorical ' T2 I T3| l .M‘I 'Tsl 76 l
(as in conventional use zoning). Residential, % - Gl s ;
lodging, office and retail occur to varying a RESICENTIAL
degrees in all fransect zones in the declen-
sion of restricted, limited and open. For
greater precision describing the functions
see Table 13.
b. LODGING
& OFFICE
d, RETAN.
e CMC |
1 OTHER
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STANDARDS & TABLES

TABLE 13: SPECIFIC FUNCTION

Note: This table is derived from the American Planning Association's land-based classificotion standards.

s By Right
By Exceplion

. OTHER: AGRICULTURE l

- OTHER: A

%

TABLE 14: PARKING STANDARDS

T

1

’ REQUIRED PARKING (See Table 12) l SHARING FACTOR {seq Section 5.2.4)

RESIDENTIAL
LODGING
OFFICE
RETAIL
CwvC
OTHER

§

s

Table 14: The Required Parking Table is
asummary of the parking requirements
that appearin Table 12. Note that den-
sity at the level of the individual site is
controlled by the amount of parking
provided. The Sharing Factor Table
shows how the intensity of a function is
adjusted. The sum of the parking pro-
vided for any two dissimilar functions
{as proximity to be determined by war-
rant) is modified by the factor shown.
For example: 10 residential parking
spaces plus 10 office parking spaces
are multiplied by the given factor of 1.4
to provide the equivalent of 28 shared
parking spaces. This is then the basis of
the density calculation for both.

www.placemakers.com
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STANDARDS & TABLES

TABLE 15: STREETLIGHT ILLUSTRATIONS TABLE 16: STREET TREE ILLUSTRATIONS

TABLE 15: Street lighting varies in brightness (as shown in the text of the code) TABLE 16: Street trees vary in their form and also in their suitability for urban

and also in the character of the fixture according to the rurakto-urban use. The shape of the canopy must integrate with the degree of setback.

transect. The table shows five common types. A listed set of streetlights cor- in the rurakto-urban transect, a tree’s performance regarding root pressure

responding to these types would be approved by the utility company. tolerance and other criteria would be specified by species available in the
bioregion.

| 71 [ 12|73 [re [ 75 [ 76 s

BRI

P i :
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STANDARDS & TABLES

TABLE 17: BUILDING DISPOSITION

Building disposition approximates the location of the struc-
ture relative to the boundaries of each individuat lot. This
provides a rough approximation of appropriate building
types for each T-zone.

TABLE 18: CIVIC SPACE TYPES

The intended types of civic space are diagrammed by this
table. These are only illustrative; specific designs would be
prepared in accordance to these verbal descriptions rather

than closely based on these diagrams.

& Edge Yard: A bulding that aocipies.the center of-its ot with serbacks 6o al 'siges,
this is (he st irban of typea ss the front y8rd sots 1 back trony the tronlage, vie
the site'uinds vesakidy they sphiiat tafialtion uf Ihe publiz thovoughiae space. Tty
froatyand it ntinded (0 ba visually continubuy with that yerds of &deint tnlelifge.
THo rdar yund L bé BOSURSA for ALY by B ot B well placers Dagkioisiing
asior outbuiiding.

b. Bide Yard: Abullding that oceudles one side of the it with the saiback © the other
Aide, The Ysual apening of o sido yiwd on 1he siret frontagn cau508 11s Wikling
itig. A ol

type o sppenr 3 i
ton. 1f tha adjadent building ls simler willi & Dauk porty wall, the yar Gan Do quité
prvein: This tyse parmi it seagRONED 10t e
Lreso,

& Reue Yard: Abuitding Uit oaupies thi A trontisges Wavion i reor 0 this it s the
ode yad. This is ¥ viry urban type 65 the contnuss Tadatie stonddly datings the
pusblic Indroughtare, Tho acslevations riay bo adindated for factional 3
o bl bkl 0 .

¢ ¢ For e paar yart
oo actommodale subsiintin parking.

o Court Yard: Abuildiny (st aocupias tie boundaries of its fot wints insernalty datinksg
ané ormony prvatn pating. This is the most nrtan of typae, 6 £ s ablé 1o shintd tha
preaio sealm fomiall sides while sicongly delining the public tormghtare, Bevause
QF s ahility o ACCOMMAABIS INSOmpARYIS Srtivilies, Mskiig tern trome all sides,
I sscommendes (or warkstiops, ol €nd schioals. The high secully prividus by
the Loot hieuso I ysplud for 208,

& Bpsciafized: A Fuliding Wnal ix 1ot subjéct to Galegonization. Buidings dadicitéd to
manfaciisring and tnsgrtiigng such ax Tacludes-or #ipots; ive Giten dikioned
by tha rdjadinnibs of machinaly, Clide buildings, wiiih iiay axpross 1he depinations
ol igtiiGons, ressy b isturded, Cedtain typag, 5uCh 08 Hogpilaia, oy H1s0 Require

Irsis

2 Park! Andhialp ot Ry igurention, A park may e indo-
pandent of surrounding biiding frontages. s landscape-ahall consist of paths and
4y, Insatons, Woadiand and opan heltars, all ol PakEmay
e fieal fulowing the fralectorés of visluisl coiridoers. The minbniim Size shall be: 15
seres. Larger parks aiaty b approved by warant as disiricts In a8 20,

b, Groen: & i 4 be spatialy
dofinad by fongscaping rathor than baliding fonlages. its landsoape shalt consistof
favrt anid tries, Glepdeed, T min shilt a2 acres and thy

orxdan shail e, 15 acres,

. Square: An opuss spaco avaieblo for unstaptuted recrsgtion and Guic purpases; A
squares ls spatiilly defingll by bulkling frontages. e fandséape shall consist of paths,
1awng; a0d traes, fonnally dishosed. Sqdares dhall 26 localed af Pe intersection of
inportant thoroughlarss. The mininun size shall bs 1 sore and the maimum sael
bs & sares,

d.Plaza; Anopen spase, svalabisfor clelc pury ¢ iat aclivities. Aplsza
#nollbo gpalially definod by g frontages. s landscag i
pavement, Trees sre opliensil, Pig i Y fotated atthe imporiant
sleols. The i size shod b 1 oo wad §i6 maxioum shed bo 2 dires:

. Playground: An.open spave designed snd eqiipped for the rstration.of shildren.
Aphygeoundd shalt be'fonced and inay Fickide an opea shuler. Playgrounds stall 68
inferspefsed withit :esidentlal afeas and ray b plaved within & block; Playgrovnds
gy e inghuded within-gats and gropns. Thora shall be oo adninum or ouXimum
dize.
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STANDARDS & TABLES

TABLE 19: TRANSECT ZONE SUMMARY

R URA LYY L L B F L E P T URB AN
HNote! AN mauiee I J [DsTRICTS
wents in Hig Table
am Hoadsk

et for loesd ton
B

51 B i

HOOD |5 HEIGHBORHOGD] T URRAN CORE s ShEoL

T1 NATURAL T2 RURAL '3“3 SUBURBAN T 4 géﬁg‘BAOLR

A QF ZOHES _ [sen Sectinn 313nd Tabite §) . {586 'W‘l?)

0%

NOIROSSI !

NOLY¥NOUNDS |

SECTIONS4 8 5

SECTIONS 283
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STANDARDS & TABLES

TABLE 20: SPECIAL DISTRICT SUMMARY

DISTRICY OiSTRIGT DISTRICE SISTRIT ISIRRT DSTRET DISTRET
501 S §03 §h4 8D5 §06 §b7

e
L S

Lok Covaes

8. BUILDING SETBACK
3 Front - 1o

NOUYEIORNOD
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DEFINITIONS OF TERMS

Affordable Housing: dwelings consisting
of rental units or for-sale units. Both shall
be economically within the means of
the equivalent of the starting salary of a
local elementary school teacher.
Allee: a regularly spaced and aligned
row of frees usually planted along o
Thoroughfare or Pedestian Path.
Ancillary Unft; an apartment not greater
than 600 square feet sharing ownership
and utiity connections with a Princlpal
Building. An Ancillary Unit may or may
not be within an outbuilding. Ancillary
Units do not count toward maximum
density calculations (see Tables 11
and 14).

Apartment: a dweling unit sharing a
building and a lot with other dwelings
and/or uses. Apartments may be forrent
or for sale as condominiums,

Avenue (AV): a thoroughfare of high
vehicular capacity and low speed.
Avenues are short distance connec-
fors between urban centers. Avenues
may be equipped with a landscaped
median, Avenues become collectors
upon exting urban areas.
Backbuilding: a single-story structure
connecling a principal building to an
outbuilding (see Table 11).

Bicycle Lane (BL): a dedicated bicycle
lane running within @ moderate-speed
vehicular thoroughfare, demarcated by
sirping. This type Is permitted within T1,
12, T3 and T4 Zones.

Blcycle Route (BR): a thoroughfare suit-
able for the shared use of bicycles and
automobiles moving atlow speeds. This
type Is permitted within 13, T4, T5 and T6
Zones.

Bleycle Trall (BY): @ bicycle way running
independently of a high-speed vehicu-
lar thoroughfare. This type is permitted
within T1, T2 and T3 Zones.

Block: the aggregate of private lots,
passages, rear lanes and dlieys, circum-
scribed by thoroughfares.

Block Face: the aggregate of dll the
bullding facades on one side of a block.
The Block Face provides the context for
establishing Architectural Harmony.
Boulevard (BV): a thoroughfare de-
sighed for high vehicular capacity
and moderate speed. Boulevards are
long-distance thoroughfares fraversing
urbanized areas. Boulevards are usu-
ally equipped with slip roads buffering
sidewalks and buildings. Boulevards
become arterials upon exiting urban
areas.

Brownfleld: an area previously used
primarily as an Industrial site.

Building Disposition: the placement ofa
building on its lot (see Table 17).
Bullding Function: the uses accommo-
dated by abuilding andts lot. Functions
are categorized as Resfricted, Limited,
or Open, according fo the infensity of
the use (see Tables 12 & 13).

Building Helght: the verfical extent of a
building measured in stories, not includ-
ing a raised basement or a habitable
attic. Height limits do not apply to
masts, belfes, clock towers, chimney
flues, water tanks, elevator bulkheads
and simiiar structures. Bullding Height
shall be measured from the average
grade of the enfronfing thoroughfare
{see Table 9).

Bullding Type: a structure category
determined by function, disposition on
the lot, and configuration, including
frontage and height. For example, a
rowhouse Is a type, not a style,

By RightPermit: a proposal for a building
or communlty plan that complies with

this code and may thereby be pro-
cessed administrafively, without public
hearing (see Variance).

Civic: the term defining not-for-profit
organizations dedicated to arts, culture,
education, recreation, government,
fransit, and municipal parking.

Civle Building: a building designed
specifically for a ¢lvic function. Civie
Buildings shall not be subject to the re-
quirements of Section 5. The parficulars
of thelr design shall be determined by
Exception,

Civic Parking Reserve: parking structure
or lot within a quartermile of the site
that it serves. Space may be leased or
bought from this Reserve to safisfy park-
ing requirernents,

Civic Space: an open area dedicated
for public use. Civic Space types are
defined by the combination of certain
physical constants including the rela-
fionship between their intended use,
their size, their landscaping and thelr
enfronting buildings. See Table 18,
Commercial: the term collectively
defining workplace, office and retail
functions.

Communily Pattem: the physical form
of a seftlement. Varations are due to
the particuiars of the site, density, spa-
fial definifion program, fransportation
and implementation. Transect-based
Community Patterns are socially and
functionally variegated; they are walk-
able and manifest a gradient from
urban fo rural.

Consolidated Review Commilttee (CRC):
Usually part of the Planning Office, a
CRCls composed of onerepresentative
from each of the regulatory agencles
that have Jurisdiction over the permitting
of a project, as well as a representative
of the Urban Design Center {see UDC).
Context: sumoundings made up of the
particular combination of elements that
create specific habitat.  Corridor: a
ineal geographic systemincorporating
fransportation and/or greenway frajec-
fores. A fransportation comidor may be
alneal urban Transect Zone.
Courlyard Bullding: a building that oc-
cuples the boundaries of its lot while
intemally defining one or more private
patios. This type is able to shleld the
private reaim while strongly defining
the public thoroughfare. Because of ffs
abllity to mask incompatible acfivities, it
isrecommended forworkshops, lodging
and schools, The high security provided
by the continuous enclosure Is useful for
crime-prone areas.

Curb: the edge of the vehicular pave-
ment detalled as o raised curb or flush
fo dswale.The Curb usually Incorporates
the drainage system (see Table 8).
Density: the number of dwelling units
within a standard measure of land areq,
usually given as units per acre (see Sec-
tion 3.5).

Design Speed: s the velocity at which a
thoroughfare tends to be driven without
the constraints of signage or enforce-
ment. There are three ranges of speed:
Very Low: {below 20 MPH); Low: (20-25
MPH); Moderate: (25-35 MPH); High:
{above 35 MPH). Lane width is deter-
mined by desired design speed.
Developable areas: residual to the Pre-
served Open Space Sector.

Dishict: see Specialized District.
Driveway: a vehicular kane within a lof,
usually leading to a garage. A Driveway
in the First Layer may be used for parking
ifitls no more than 18 feet wide, thereby
becoming subject to the constraints of

a parking lot.

Edgeyard Bullding: a building that oc-
cuples the center of its lot with setbacks
onallsides. This s the least urban of types
as the front yard sets it back from the
frontage, while the sideyards weaken
the spatial definition of the public thor-
oughfare. The front yard should be visu-
ally confinuous with those of adjacent
bulldings. The rearyard can be secured
for privacy by fences and a backbuild-
ing and/or outbuilding.

Eevation: the exterior walls of a building
not dlong a Frontage Line. See Facade
(Table 11).

Enfront: fo place an element along a
frontage line, as In “porches enfront
the street.”

Entrance, Principal: the main point of
access of pedestians Into a bullding.
In the support of pedestian activity,
the Principal Entrance should be given
to a Frontage Line rather than o the
parking.

Exceplion: a variance that permits a
practice that is not consistent with a
provision nor the Intent of this Code.
Exceptions are usually granted only by
the Board of Appeals,

Facade: the exterior wall of a building
that is set along a Frontage Line {see
Elevation). Facades support the pub-
lic realm and are subject to require-
ments addltional to those required of
elevations.

Frontage Line: those lot lines that coln-
cide with a public frontage. Facades
along Frontage Lines define the public
realmand are therefore more regulated
than the elevations that coincide with
other Lot Lines {see Diagram 7.4.4}.

GI8 (Geographic Information System): a
computerized program in widespread
municipal use that organizes data
on maps. Various municipal depart-
ments can input information including
the location of wetlands, thorough-
fares, water/sewer lines, boundaries,
buitding footprints, schools, zoning,
land-use, etc. GIS makes information
available as layered databases. The
protocol for preparing a Sector Plan
should be based on GIS information
{Paragraph 2.2.1).

Greenfleld: o project planned for an
undeveloped area outside the existing
urban fabric. See Infill.

Greenway: an open space conidor in
largely natural conditions which may
Include Trails for bicycles and pedes-
Fians.

Greyfleld: an area previously used
primarily as a parking lot. Shopping
centers and shopping malls are typlcal
Greyfisld sites,

Hamiet: an incomplete neighborhood,
standing free in the countryside. Be-
cause of alocation away from transpor-
tation, a Hamlet has o weak commer-
clalcenter. {Syn.: CLD, Cluster, Clustered
Land Development, Conservation Land
Development)

Independent Building: a building de-
signed by a different architect from the
adjacent bulldings.

Infill: o project within existing urban
fabitc.

Inside Tuming Radius: the curved edge
of a thoroughfare at an intersection,
measured at the inside edge of the ve-
hicular fracking. The smaller the Tuming
Radius, the smaller the pedestrian cross-
ing distance and the more slowly the
vehicle is forced fo make the tum. Con-
frol of the Curb Radlus Is an important
variable in the design of o pedestian

environment {see Tables 10and 11).
Layer. a range of depth of a lot within
which certain elements are permitted
(see Table 11),

Uner Bullding: a building specifically
designed to mask a parking lot or a
parking garage from a frontage. A Liner
Building, if less than 30 feet deep and
two stories, shall be exempt from parking
requirements.

Live-Work: a dwelling unit that contains,
fo alimited extent, a commercial com-
ponent. A Live-Work Unitis a fee-simple
unit on its own lot with the commercial
component imited fo the ground level.
{Syn.: Flexhouse) (See Work-Live.)
Lodging: premises avallable for daily
and weekly renting of bedrooms. The
area allocated for food service shallbe
caleulated and provided with parking
according to retail use.

Lot line: the boundary that legally
and geometrically demarcates a lot
(see Frontage Line). Such lines appear
graphlcally on Community and Site
Plans. Codes reference lot fines as the
baseline for measuring setbacks (see
Tables 11 and 19G).

Lot Width: the length of the principal
Frontage tine of a lot.

Manufacturing: premises available for
the creation, assemblage and/or re-
pair of artifacts, using table-mounted
elechicalmachinery and including their
retail sale.

Meeting Hall: a building available for
gatherings, iIncluding conferences, ac-
commodating at least one room with
an area equivalent to a minimum of 10
square feet per projected dwelling unit
within the pedestiian shed in which the
meeting hallis located. A Meeting Hall
shallbe completed upon the sale of 75
percent of the dweling units. The Meet-
Ing Hall may be used for the marketing
purposes of the development unfil the
sale of 75 percent of the dweling units
at which time confrol of its use shall be
glven to the [Community Council}.
Neighborhood: a mostly residentiat
areq, often with a recognizable edge
{change In density, change in T-Zone,
commercial cormidor, fransportation
conridor, natural/ruralboundary, or civie
space boundary). For the purposes of
this SmartCode, a "complete neighbor-
hood" is further defined as consisting of
one pedestian shed (1/2mile diameter)
with a mixed-use center.

Net Developable Area, Net Site Area:
the developable areas of a site. The
Net Site Area shall be allocated to the
various Transect Zones according to the
parametersin Table 19A.

Office: prernises avallable for the trans-
action of general business but exclud-
Ing retail, arfisanal and manufacturing
uses.

Outbullding: an ancifiary building, usually
located fowards the rear of the same lot
as a Princlpal Building. It is sometimes
connected to the principal buliding by
a Backbuilding. Outbulldings shall not
exceed 600 square fest of habitable
space, excluding parking areas (see
Table 11).

Parking Structure: a building contain-
Ing two or more storles of parking. The
propensity of Parking Structures to cre-
ate negative pedestian experiences
dlong their frontage shall be mitigated
by the provision of a Liner Building at
the first story.

Passage (PS): a pedestian connector
passing between buildings, providing
shortcuts through long blocks and con-
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necfingrear parking areas to frontages.
Passages may be roofed over.

Path (PT): a pedestrian way fraversing
a park or rural area, with landscape
matching the contiguous open space.
Paths should connect directly with the
urban sidewalk network.

Pedestrian Shed: an area defined
by the average distance that may be
fraversed at an easy walking pace from
itsedge tots center, This distance is ap-
plied to determine the size of a Neigh-
borhood or extent of @ Community. A
standard Pedestrian Shed is one quar-
ter of a mile radius or 1,320 feet. With
fransit available or proposed, o Long
Pedestrian Shed has an average walk-
ing distance of 1/2-mile or 2,640 feet.
Pedestrian Sheds should be concelved
as oriented toward a central destination
contalning one or more important inter-
sections, meeting places, civic spaces,
civic buildings, and the capacity fo ac-
commodate a T5 Transect Zone in the
future. Sometimes called Walkshed.
Planter: the element of the public
streetscape which accommodates
street trees. Planters may be continuous
orindividual.

Piimary-Secondary Grid: thoroughfare
designafions appearing on the Regu-
lating Plan. Buildings on the P-Grid are
subject to all of the provisions of this
Code. Bulldings on the S-Crid are ex-
empt from certain provisions, allowing
for Warranted open parking lots, unined
parking decks, drive-throughs and her-
metic building fronts.

Principal Bullding: the main bullding ona
lot, usually located toward the frontage
(see Table 11).

Private Frontage: the privately held
layer between the frontage fine and the
principal bullding facade. The structures
and landscaping within the Private
Frontage may be held to specific stan-
dards. The variables of Private Frontage
are the depth of the setback and the
combination of architectural elements
such as fences, stoops, porches and
galleries (see Table 7).

Public Frontage: the area between the
curb of the vehicular lanes and the
Frontage Line. Elements of the Public
Frontage include the type of curb, walk,
planter, street tree and streetiight (see
Table 8).

Rear Alley (AL): o vehicular driveway
located to the rear of lots providing
access fo service areas and parking,
and containing utiity easements. Alleys
should be paved from building face to
building face, with drainage by Inverted
crown at the center or with roll curbs at
the edges. This type is required within
15 and Té Zones; either a lane or alley is
required within T4,

Rear Lane (LA): a vehicular driveway
located to the rear of lofs providing ac-
cess to parking and outbuildings and
containing utiity easements. Rearlanes
may be paved lightly fo driveway stan-
dards. Its streefscape consists of gravel
or landscaped edges, no ralsed curb
and is drained by percolation. This type
Is permitted within T2-T4 Zones; either a
lane or alley is required within T4,
Rearyard Building: a building that oc-
cupies the full frontage line, leaving the
rear of the lot as the sole yard. This Is a
more urban type, as the continuous
facade spatially defines the public thor-
oughfare. In itsresidential form, this type
Ylelds a rowhouse. For its commercial
form, the rear yard can accommodate
substantial parking.

RCD: Regional Center Development. A
Community Type consisting of oneLong
Pedestrian Shed with a strong Town
Center. This type Is permitted by right

within the Intended Growth Sector (S5)
(see Section 3.3.3).

Residential: premises available for fong-
tenm human dweling.

Retall: premises available for the sale of
merchandise and food service.

Retall Frontage Line: Frontage Lines
designated on a Community Plan that
require the provision of a Shopfront,
causing the ground level to be available
for retail use.

Road (RD): a locdl, rural and suburban
thoroughfare of low vehicular speed
and capacity. Its public fronfage consists
of swales drained by percolation and o
walking path or bicycle frail along one
or both sides. The landscaping consists
of muttiple species composed in naturalk
istic clusters. This type Is allocated to the
more rural Transect Zones (T1-13).

Rural Boundary Line: the extent of po-
tenfial urban growth as determined by
existing geographical determinanis. The
rural boundary Is permanent.
Secondary Grid: see Pimary and Sec-
ondary Grid.

Sector: a neutral term for a geographic
area. In the SmartCode there are
six specific Sectors that establish the
legal boundaries for several kinds of
development. Two  Sectors represent
unbulldable openspace (Preserve and
Reserve) and the other four are Urban
Growth Sectors of varying intensity
(Restricted, Controlled, and Intended
Growth Sectors, and the Existing Urban-
ized Sector.) Sectors address the legal
status of place at the regional scale
while Transect Zones address the physi-
cal character of communities. Sectors
contain Community Types (CLD, TND,
RCD, TOD), which contaln prescribed
Transect Zones, which contain design
standards appropriate to those T-
Zones.

Service Boundary Line: the extent of
potential or feasible uban growth as
determined by the extension of infra-
structure, principally sewer.

Setback: the area of a lot measured
from the lot line to a building facade
or elevation. This area must be main-
tained clear of permanent structures
with the exception of; galleries, fences,
garden wall, arcades, porches, stoops,
balconies, bay windows, terraces and
decks {that align with the first story level)
which are pemitted to encroach into
the Setback.

Shared Parking Policy: an accounting
for parking spaces that are available
o more than one funcilion, The require-
ment s reduced by a factor, shown as
a caiculation. The Shared Parking ratio
varies according to multiple functions
in close proximity which are unfkely to
require the spaces at the same fime (see
Tables 12 arid 14).

Sideyard Bullding: a building that occu-
pies one side of the lot with a setback fo
the other side. The visual opening of the
side yard on the sireet frontage causes
this building type fo appear freestand-
ing. A shallow frontage setback defines
dmore urban condifion. if the adjacent
bullding provides a blank party wall,
the yard can be quite private, This type
pemits systematic cimatic oentationin
response to the sun or the breeze.
Sidewalk: the paved layer of the public
frontage dedicated exclusively fo pe-
destrian activity.

Speclalized Building: a building that is
not subject to Residential, Commer-
clal, or Lodging classification. Most
specialized buildings are dedicated
fo manufacturing and fransportation,
and are distorted by the trajectories of
machinery.

Specialized District (SD): Specialized

Distict designations shall be assighed to
areas that, by thelrintrinsic function, dis-
posltion, or configuration, cannot con-
formto one of the sixnormative Transect
Zones or Community Types specified by
this Code. Typlcal Districts may include
large parks, institutional campuses, refin-
ery sites, dirports, etc. However, if at all
possible the perimeters of such Disticts
{excepting parks) should be designed
as one or more nommnal Transect Zones
to Integrate with the sumounding com-
munity or countryside.

Story: a habitable level within a build-
ing of no more than 14 feet in height
from finished floor to finished celling.
Aftics and raised basements are not
considered stories for the purposes of
determining building height.
Streamside Cordor: the zone within
which a waterway fiows, Its width to be
variably Interpreted according to the
Transect Zone.

Street (ST): a local urban thoroughfare
of low speed and capacity. its public
frontage consists of ralsed curbs drained
by Inlets and sidewalks separated from
the vehicular lanes by a planter and
parking on both sides. The landscaping
conslsts of regularly placed street frees.
This type Is permitted within the more
urban Transect Zones (T4-T6).
Shreelscape: the urban element that
establishes the major part of the public
realm. The streetscape is composed
of thoroughfares (trave! lanes for ve-
hicles and bicycles, parking lanes for
cars, and sidewalks or paths for pe-
destrians) as well as the visible private
frontages (building facades and eleva-
fions, porches, yards, fences, awnings,
etc.), and the amenities of the public
frontages (street trees and plantings,
benches, streetlights, efc.).
Sireetscreen: sometimes called Sireet-
wall. A freestanding wall built along
the frontage line, or coplanar with the
facade, often for the purpose of mask-
ing a parking lot from the thoroughfare.,
Streetscreens [should] be between 3.5
and 8 feet in height and constructed
of a material matching the adjacent
building facade. The streetscreen
may be a hedge or fence by Warant,
Streetscreens shall have openings no
larger than Is necessary to allow au-
tomobile and pedesfrian access. in
addition, all sireetscreens over [4 feet]
high should be [30 percent] permeable
or articulated to avold blank walk.
Substanfial Modification: alterations to a
building that are valued at more than
50 percent of the replacement cost of
the entire building, if new.

TDR - Transfer of Development Rights:
a method of relocating existing zon-
Ing rights from areas to be preserved
as open space fo areas to be more
densely utbanized.

TDR Recelving Area: an area intended
for development that may be made
more dense by the purchase of devel
opment rights from TDR Sending Areas.
TDR Sending Area: an area previously
zoned for development within the des-
ignated Reserve Shed {S2). The develop-
ment rights assigned to this kand may be
purchased for TDR Receiving Areas. The
sending areas, volded of their devek
opment rights, are re-allocated to the
Preserve Shed (S1).

Terminated Vista: a location at the axial
conclusion of a thoroughfare. A bullding
located at a Terminated Vista desig-
nated on a Community Plan is required
fo be designed in response to the axis,
Third Place: a private building that
Includes a space conducive to unsiruc-
tured soclal gathering. Third Places are
usually bars, cafés and comer stores.

Thoroughfare: a vehicularway Incorpo-
rating moving kanes and parking lanes
within a right-of-way (see Section 7.2
and Dlagram 7.4.2).

Tler: synonym for Sector.

TND: Traditional Neighborhood Devel-
opment. A Community Type consisting
of one pedestian shed plus a mixed-use
town center or comidor. (Syn.: Village,
Urban Village).

TOD: Trarsit-Oriented Development. TOD
Is Regional Center Development (RCD)
with fransit available or proposed. This
Community Type is permitted by right
within the Intended Growth Sector.
Town Center: a community consisting
of one or more neighborhoods, sharing
a substantial commercial component.
{Syn.: RCD, TOD)

Transect: a system of ordering human
habitats in a range from the most natu-
ral fo the most urban. The SmartCode
Is based upon six Transect Zones which
describe the physical character of
place at any scale, according fo the
densily and Intensity of land use and
urbanism, The T-Zones are: T1 Natural, T2
Rural, 13Sub-Urban, T4 General Urban, T5
Urban Center, and T6 Urban Core.
Transect Zone (T-Zone): Transect Zones
are administratively similar to the fand-
use zones in conventional codes,
except that in addition to specifying
the usual bullding use, density, height,
and setback, other elements of the
Intended habitat are infegrated, iInclud-
Ing those of the private lot and bullding
as well as those of the enfronting public
streetscape. The elements are deter-
mined by thelr location on the Transect
scale.

Transhion Line: a horizontalline spanning
the full width of a facade, expressed by
a material change or by a continuous
horizontal articulation such as a comice
or a balcony (see Diagram 7.4.6).
Type: a form category determined by
function, disposition, and configuration,
Including size or extent. There are com-
rnunity types, street types, building types,
etc. See also: Building Type.

UDC (Urban Design Center): A com-
ponent of the Planning Office assigned
fo advise on the use of this Code and
fo aid in the design of the communities
and buildings based on it.

Urban Growth Boundary: the extent of
potential urban growth as determined
by the projected demographic needs
of a region. The urban boundary may
be adjusted from time to time.

Urban Growth Sector: one of the three
Sectors for New Communities where
development is permitted by right.
Urban Vilage: A TND Community Type
within an urbanized area (see TND).
Varlance: an administrative technique
granting relief from the provisions of
a code. There are two types of var-
ances: Warrants and Exceptions (see
Section 1.4).

Village: A Village is usually a community
standing Isolated in the countryside, but
with a stronger center than a hamiet
due tfo its proximity fo a transportation
conidor {see TND).

Wanrant: a type of variance that pemits
a practice that is not consistent with a
specific provision of this Code, butisjusti-
fied by its Intent or by hardship. Warrants
are usually granted administratively
through the CRC.

Work-Live: a dwelling unit that contains
acommercial component. A Work-Live
Unit is a fee-simple unit on a lot with the
commerclal component anywhere
within the unit. (Syn.: Live-With.) (See
Live-Work.)

www . placemakers.com
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SmartCode 6.5 | 2005

What Type of Code Does Your Mumc pallty Need7
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SmartCode 6.5 | 2005

The SmartCode Can Be a Form-Based Code.
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Duany Plater-Zyberk & Company

Andrés Duany and Elizabeth Plater-Zy-
berk are architects and town planners whose
work for the past 20 years has focused on the
design of new towns and the revitalization
of existing cities. These efforts have eamed
them intemnational recognition and dozens
of local and national awards, including the
Thomas Jefferson Medal and the Vincent
Scully Prize.

Having both reccived bachelors degrees
from the Yale School of Architecture and
graduate degrees in architecture and urban
planning from Princeton University, Duany
and Plater-Zyberk spent their first years as
architects designing buildings. It didn't take
long, however, for the architects to feel dis-
satisfied with the resules of their labor. They
struggled with the sense that the individual
buildings they designed did not relate in
any meaningful way to the cities surround-
ing them. This concern soon evolved into
finding ways to design environments in
which the placement of individual build-
ings made sense — communitics in which
buildings are less important than the spaces
between them.

Focusing their attention in this new
direction, the couple founded Duany Plater-
Zyhcrk & Company (DPZ) in 1980. It was
that same year that their groundbreaking
project, Seaside, was designed in Florida.
This now famous “village by the sea” won
worldwide praise as the first traditionally
organized new town designed in over 50
years. The planning method used to design

Scasidc was coined the “new urbanism” and
led to diverse new commissions for DPZ,
Ultimately this spearheaded a resurgence
of neighborhood-based design in the United
States and abroad.

For the past two decades, Duany has trav-
eled the world lecturing about post-suburban
planning techniques to planners, developers,
studencs and the general public. Asaresule,
and because of the built successes, many
have signed on to this new way of planning.
However, Duany and Plater-Zyberk quickly
learned that, in order to create traditionally-
organized towns, current zoning laws would
have to be rewritten.

The SmartCode was created by DPZ as
an option to existing zoning ordinances.
Most municipalities that are currently en-
forcing suburban-era codes need to enact a
SmartCode or a similar ordinance if they
wish to make the developing of new urban
communities possible. Dealing with all as-
pects of design, the SmartCode was created
for municipalitics that have embraced the
smart growth agenda and are seeking the
tools to make it happen. This particular
code has already been implemented in sev-
eral jurisdictions.

In its 22nd ycar, Duany Plater-Zyberk
and company inctudes 35 employees in four
offices, who have collectively completed
the design of over 225 new towns, regional
plans, und community revitalization projects
throughout the United States and abroad.

For more information about Duany, Plater Zyberk & Company: 1023 SW 25th Avenue,
Miami, FL. 33135; Tel: 305.644.1023 Fax: 305.644.1021

Municipal Code Corporation

Municipal Code Corporation was
founded in 1951 as a one-man operation,
for the sole purpose of codifying munici-
pal laws and ordinances and publishing
this material in loose-leaf form. At that
time, and until 1963, the publication
phase was subcontracted, while the edito-
rial processes were performed in-house.
In 1961 MCC acquired its own premises
on Thomasville Road in Tallahassce,
Fla. Two years later a complete printing
plant was installed so that all stages of
the operation would be under the direct
management of MCC, eliminating the
need for and dependency on a subcon-
tracted printing service. The company
moved to its present location in 1970 on
Capital Circle.

Another milestone in MCC's devel-
opment occurred in 1973 when the type-
setting operation was first computerized.
Since then, there have been five different
typesetting systems and virtually every
department has increased its productivity
by using digital technology.

In 1991 the company’s supplement
service was reorganized from a de-
partmental to a team structure. This
otganizational change facilitated com-
munication and leaming among editors,
typesetters and proofreaders; and, most
importantly, enabled MCC to provide
better service to its customers by reduc-
ing the time required to deliver supple-
ments.

As technology has changed the way
publishers perform their jobs, MCC has
adapted. MCC was in fact the second di-
rect connection to the internet {outside
academia) in Leon County. In 1995 the
company revised its definition of publish-
ing from “delivering words as ink on pa-
per” to “delivering words in any medium
demanded by clients.” Thus CD-ROM,
floppy disks, magnctic tape, FTP, and
posting on the company home page were
added as delivery mediums.

In 1999 the company installed its first
Print on Demand (POD) system. POD
allows clients and subscribers to order
one copy of a code or supplement, with-
out MCC incurring the expense of prior
printing and physical storage. Addition-
ally, the year 1999 saw establishment of
a custom publishing division.

MCC has made a commitment to
stay abreast of technology and organi-
zational opportunities so that everyone
— clients, employees and stockholders
— may benefit.

The company currently publishes
more than 2,600 codes for clients in 49
states. It employs 16 actomeys who have,
on average, over 12 years expericnee in
the specialized field of codification.

MCC will distribute the SmartCode
nationwide as an altemative to conven-
tional (sprawl-oriented) ordinances.

For more information about Municipal Code Corporation: P.O Box 2235, Tallahassee,
FL 32316-2235; Tel: 800.262.2633 Fax: 850.575.8852
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BEAL PROPERTY MANAGEMENT
FACILITIES DIVISION

November 2, 2006

Thomas A, Perrigo

CITY OF IAS VEGAS
Development Services Center
731 South Fourth Street

Las Vegas, NV 89101

RE: KYLE CANYON SCHOOL SITE

Dear Mr. Perrigo:
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The School District has worked with Kyle, LLC on the Kyle master plan, and we have no
objection to the City adopting the plan attached with the school sites shown.

We will continue to work with the Kyle, LLC through specific design issues.

Sincerely,
CLARK COUNTY SCHOOL DISTRICT

- ,f

Matt Lacroxx

Ench:  Kyle Canyon School Site Plan
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May 16, 2007

Councilman Steven D. Ross
Las Vegas City Council

400 Stewart Avenue, 10" floor
Las Vegas, NV 89101

Dear Councilman,

| write with regard to the proposed zoning changes scheduled for consideration today for Kyle
Canyon before the city council. While | share concerns over the high density of the Project,
especially in areas removed from the “city center,” my concern is more particularly focused on
specific impacts of increased vehicle traffic this proposed growth will bring, and the safety of my
children attending the elementary school and traveling the neighborhood roads.

Page 8 of the traffic study states "Access to and from the east will also be provided via Log
Cabin Way, O'Hare Avenue, Iron Mountain Road, Brent Lane, Horse Drive, and Racel Street.”

Page 10 of the traffic study further states “O'Hare Avenue, Horse Drive, and Brent Lane
currently exist as fully constructed 60-foot collector streets east of the Project between Fort
Apache Road and El Capitan Way.” This is incorrect, which | will describe below and indicate
with photographs during the council meeting, and creates the impression of far greater existing
traffic capability in the area, and by the same token creates the impression of a far lesser impact
on the established neighborhoods considering the density called for in the proposed Project
plan. The first point | would ask you to keep in mind is that despite the addition of two US95
interchanges discussed in the project plan, there is a specific designation of an eastbound traffic
service destined for our neighborhood streets and by faulty data overestimates the ability to
carry vehicle traffic to and from the Project.

1. O’'Hare Avenue, Horse Drive and Brent Lane are fully constructed from Fort Apache to El
Capitan with single-family residential neighborhoods on each side. O’Hare Avenue measures
only 46-%%' wide at El Capitan, Horse Drive measures 45’ and Brent Lane measures only 39' of
blacktop, contrary to the traffic study’s stated 60 feet. Brent Lane is even narrower to the west at
the approach to Bilbray Elementary School. While 6 to 8 lanes of traffic are planned for Fort
Apache along these connectors, only one lane of traffic is possibie in each direction on Brent
Lane due to its width and the proposed inclusion of a turn lane. No additional future control
infrastructure (pole mounts, cabling, etc.) is proposed by the traffic study at this intersection. |
believe this may be an oversight. | ask you to consider whether this is appropriate planning, and
make appropriate requirements on and conditions to any approvals voted on today. A 40’
collector is inadequate for additional traffic to the east from the Projects.

2. Moreover, Brent Lane is the main pedestrian, bicycle and school bus route for Bilbray
Elementary School, and to some extent for Scherkenbach Elementary school immediately to its
north. These are partner schools serving the area without regard to any geographical
boundaries served by a particular school. 25 MPH flashing school zone lights and markings
cross El Capitan at Brent Lane into the rural neighborhood to the east. The line of waiting
vehicles for student drop-offs extends from Bilbray's parking lot halfway to El Capitan (between
% and Y2 mile) each morning. Afternoon brings similar traffic for picking up students, though
speeds increase as the grade is downhill toward El Capitan and the 15 MPH school zone ends.
Much of this traffic flows onto El Capitan and out to the surrounding areas served by the

Submitted at City Council
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schools. My 3 children walk home each day from Bilbray Elementary on Brent Lane across Fort
Apache, as do at least 100 other neighborhood children. Bicycle lanes on Brent Lane from
Bilbray Elementary east to El Capitan would be an improvement, though with the current
amount of traffic and additional traffic from the Projects it is doubtful in my mind that school kids
riding bikes would feel a far greater measure of safety. This would bring usable width of Brent
Lane down to approximately 30 feet.

3. According to the Traffix Network document in the traffic study, vehicle access to Project
parcel NN is proposed at Brent Lane directly across from the parking area of Bilbray
Elementary. This parcel is designated for high density mixed residential and commercial zoning.
Considering the actual width of Brent Lane at this point and the presence of overflow parking
along this street during school hours each day | would ask that the council consider removal of
this new intersection and require vehicles to access Brent Lane only by way of the larger
collectors of Fort Apache on the east, Sky Pointe on the south, or Tee Pee on the north. In
addition, a nice buffer wall and landscaping would be a wonderful addition.

4. The north-south traffic from these and the other noted collector streets funnels down to Ei
Capitan, which is a half-section-line road %2 mile to the east of the Project. It currently has no
traffic controls on the approximately 1.6 miles between Grand Teton Drive and Ruston Road.
The lack of traffic controls in this corridor greatly influences vehicle speed, which averages 10
MPH above the 35 MPH posted speed in both directions. All collector traffic from the
neighborhoods west of El Capitan travels this roadway to/from both US95 and the retail and
commercial center at Farm and Durango. Between Durango and Racel, the road consists of 4
lanes with a center turn lane. At Racel, the center turn lane disappears due to a narrowing in the
construction. At Horse Drive the fully developed nature of the roadway changes to single-side
improvements on the developed west side and no improvements along the rural county property
on the east, and the two northbound lanes merge into one lane. At Brent Lane, northbound
traffic turning toward the schools must yield to 2 southbound lanes, which are usually quite busy
due to the number of vehicles returning southbound from Scherkenback by way of Iron
Mountain. 1-7 blocks to the north one of the southbound lanes disappears, and El Capitan
reaches 2 lanes with a width of only 23-25 feet between Iron Mountain and O’Hare Avenue (with
45-50 MPH ftraffic). Until now this pattern has adequately served the area neighborhoods.
However, as traffic to the east from this development is a stated assumption of the Project’s
plan, | strongly urge and request the council to require widening of El Capitan and additional
traffic controls on this route as a condition to any approvals given today.

5. The December 15 Addendum #1 shows the phasing patterns anticipated by the developer.
To the credit of the developer the northernmost phases are scheduled for first development, but
page 1 of the Addendum states “the order of phases is very preliminary and may change.” |
believe that traffic from the middle and southern Project Parcels HH/II, LL, MM, NN, OO and PP
will likely seek a southern entrance to US 95. When the intended direction of freeway travel is to
the south, most people will seek a freeway access point roughly perpendicular to or to the south
of their location. These phases are designated E-lll and E-IV. As no schedule is provided for
phase construction by the developer, it is difficult to determine whether the anticipated
completion of the Horse Drive Interchange and other project roadways will be ready to carry
traffic when any E-lil or E-IV phase opens (as addressed by Mr. Schroder in Comment 1 of the
addendum letter, which received no satisfactory answer). If the new routes are not ready,
drivers in this area will be moved west and north to US 95 southbound access at the Kyle
Canyon interchange, or limited to follow the existing “connectors” to El Capitan and use the
Durango Road route to access shopping and US 95. Given the options, which route do you
believe they will take? During peak hours it now requires 3 to 4 traffic signal cycles to access
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Durango from EI Capitan. The recently approved special use permit addition of retail space
(Lowes) at the northwest corner of this intersection may actually add to the traffic flow problem.
Completion of phases or re-ordering of phase rollout without necessary improvements will add a
great deal of congestion along El Capitan and collector streets mentioned by the traffic plan. As
the Horse Drive Interchange is estimated for completion in mid-2009, wouldn’t it make sense to
require adequate infrastructure improvements be in place before allowing occupancy of these
phases?

This summarizes my concerns. Your consideration of these points and requests would be most
appreciated, and of great assistance to the current homeowners and residents of these

neighborhoods.

ffrey B. Green

8916 Wolf Dancer Avenue
Las Vegas, NV 89143
(702) 592-2323
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From: "Rita Phillips" <bbrphl@cox.net>
To: Councilman-SRoss@l.asVegasNevada.gov
CC: NWRRGLV@yahoo.com

Subject: RE:zon-2053 and dir-21605
Date: Wed, 16 May 2007 10:00:59 -0700

| have been a resident since 1981,and have lived up in the North West since 1999. | married in 2001 both my
husban and | have been blessed to live in an area where there is no Casinos. The Spring Mountain Ranch
Community has experienced a great amount of growing pains since it was established. The DOT did not and
has no great plan to get the resident in and out of our community in a safely manner. We are experiencing major
accidents in on our residential streets. Many of us who live in Spring Mountain Ranch Community have
petitioned not to have Condos nor Apartments in our community because it will depreciate the value of our
homes as well as the community. We are requesting that you vote NO to the rezoning of the North West for
some 50, 000 more people. It does not make sense to build 16,000 residence and a casino on 1,700 acre. Stop
it NOw!l We ask that you support the Residence that live in an area of No Apartments and a Casino Free Life
Style. We are a Uniqgue Community and wish to stay this way!! We have enjoyed our life style knowing that we

are on the out skirt of town.
Sincerly,
Bill & Rita Phillips

8941 Iron Hitch Ave.
Las Vegas, NV 89143

Submitted at City Counail
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From: katieandken@att.net
To: Councilman-sross@LasVegasNevada.gov
cC: NWRRGLV@yahoo.com

Subject: Kyle Canyon Development

Date: Wed, 16 May 2007 17:31:23 +0000

Dear Sir:

I live near El Capitan and Brent and love my neighborhood. My husband
and I have felt safe and comfortable here as we raise our 5 children.
I have so far been pleased with the way the surrounding community has
developed and look forward to continued maturation of the area.

I am alarmed, however, with information regarding the Kyle Canyon
Development agreement that will affect and impact me, my neighborhood, and
my community. As a citizen of this area, I would like the opportunity

to have input on matters that will affect me and my family.

I am requesting that the matter be held for at least 75 days to allow
for public hearings and input. I believe the plans which include dense
residential areas and a casino are inappropriate for this area and need
to be revised. I would appreciate the oppurtunity to see the plans

that are in place before the projects move forward.

If residents of an area are to feel invested in their community, they
need to be heard in matters that impact them, such as this.

Respectfully,

Katie Craig
8912 Wind Warrior Ave.

http://us.f575.mail.yahoo.com/ym/ShowLetter?box=Inbox&Msgld=1604_6100956_30900...
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Subject: FW: Kyle Acquisition Group LLV Development Agreement

Date: Wed, 16 May 2007 06:46:49 -0700

From: "Jennifer L. Taylor" <jtaylor@RVCDLAW.COM>
To: nwrrgiv@yahoo.com

Sincerely,

Jennifer L. Taylor

Robertson & Vick , LLP

401 N. Buffalo Dr., Suite 202
Las Vegas, NV 89145

Office Phone (702) 247-4661
Direct E-mail address: Jjtaylor@rvcdlaw.com

This message may contain information that is ATTORNEY-CLIENT PRIVILEGED, ATTORNEY
WORK PRODUCT or otherwise PRIVILEGED or CONFIDENTIAL. If you received this
communication in error please erase all copies of this message and its
attachments, if any and notify us immediately

From: MayoDeRiso@aol.com [mailto:MayoDeRiso@aol.com]

Sent: Tuesday, May 15, 2007 4:54 PM

To: sross@lasvegasnevada.gov

Cc: ltarkanian@lasvegasnevada.gov; ogoodman@lasvegasnevada.gov; lbrown@lasvegasnevada.gov;
Iweekly@lasvegasnevada.gov; swolfson@lasvegasnevada.gov; greese@lasvegasnevada.gov
Subject: Kyle Acquisition Group LLV Development Agreement

Dear Councilman Ross;

I'm writing because | will be out of town on business Wed. for the City Council hearing, but | wanted to
voice my objection to Section 3.6, page 15 of the Development Agreement between the City of Las
Vegas and Kyle Acquisition Group, LLC (Focus). This section allows for a Gaming Enterprise District
Hotel/Casino. In order for Focus to gain entitiement for a non-restricted gaming district, they must go
through a public hearing process. SB208 does not allow for proper notification (2,500 feet) from the
proposed property line of the establishment. Typically at the time of the entitlement request no one lives
that close to the property line. But please be advised that Northwest Residents for Responsible

Growth will make sure proper notification will be given to the entire Northwest area. In addition, should
the City Council grant the entitlement in the wake of public opposition, we will appeal it according to
Sec.8 (a) of SB208.

I, like many residents of the Northwest moved here because there are no casino's north of Ann Road.
We don't have Taverns on every corner due to the Town Center zoning, which equates to a better
quality of life for our families. A casino in a densely populated development (16,000 homes) like Focus
is proposing will effect the quality of life of those who live there and in the surrounding areas. It makes
no sense to approve a business in the middle of a community that serves FREE liquor 24/7. If you truly
believe this development is a solution to affordable housing, which means lots of young families and
children, then how can you approve a Gaming Enterprise District? Neighborhoods continually protest
new casino's, but they still appear in every Focus development agreement.

| would like to see the City Council make it easier on all of us by simply excluding this section from the
development agreement. We can all avoid lengthy petitions, hours of meetings, and of course the
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onslaught of the press. The Northwest has the opportunity to distinguish itself from the rest of the valley
by holding claim to the one area of town where people don't live within 3-miles of a casino. People
should have a choice in a community and its composition and | can tell you first hand from walking my
community; the majorities of the people like being casino free!

Thank you for your consideration in this matter. | have copied your fellow council members also, hoping
if you agree with me, you can garner the votes to exclude the Gaming Enterprise District from the
Development Agreement.

Kindest Regards,
Lisa Mayo-DeRiso

Member
Northwest Residents for Responsible Growth

See what's free at AOL.com.
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From: "brian and dawn harrison" <jennasmommy@earthlink.net>
To: Councilman-sross@l.asVegasNevada.gov

Subject: Kyle Canyon/Needs to be read immediately

Date: Wed, 16 May 2007 01:43:12 -0700

Dear Councilman Ross,

My husband & | are extremely concerned about the proposed Kyle Canyon Development by Focus Group. |
would have attended the City Council hearing tomorrow at 1:00 p.m. to voice our concerns regarding this issue,
but | have an appointment at that time which | am unable to change. Therefore, | do request that you print out
this e-mail & share our concerns during the meeting with the other Council members, on record.

We are especially concerned that this proposal was going to be addressed with no previous notice to the
citizens who will be directly affected by this proposed development. It is obvious that Focus Group is well aware
that the development, as planned, would not be acceptable to the residents in the Centennial Hills (& perhaps
the Summerlin) area, as they attempted to have this issue put through on a fast-track at tomorrow's meeting.
That tells us that there are numerous negative aspects to this planned development. We are wondering how
this could have occurred with your knowledge, as one of your campaign promises stated that, "Neighbors must
be listened to when development can change a neighborhood." Since we assume that you would never
knowingly break a campaign promise, we trust that any lack of public notification of this planned development

was an oversight on your part.

We also assume that you will naturally oppose the passage of the Kyle Canyon Development Agreement, based
on your campaign promises, & request that the issue be postponed for at least 75 days to aliow for public
hearings and input. As citizens of your Ward, we demand appropriate notice of such a development, so that any
residents who choose to are allowed to voice their opinion before the City Council meets to approve this
development contract. We also demand that our concerns be addressed and rectified, if such proposals greatly
negatively affect our area. As taxpayers, we absolutely demand and deserve to have input into the contract

terms.

It is possible that the development could still be approved, IF certain issues in the proposal are either completely
removed, or are changed to our satisfaction. However, we as citizens and taxpayers should never be blind
sided as we were with this proposed development. In reviewing the proposal, my husband and | are immensely
concerned about several issues.

One, the fact that a casino is planned just floors us. Having the number of people who will live in this new
community increasing the traffic in our area will be bad enough. But, to even consider building a casino is
outrageous! This area cannot handle the massive increase of traffic that will come, not just from the residents of
the community, but from all the other people driving from the rest of the valley, just to visit the casino.
Additionally, casinos do bring with them the undesirable element. There are times when a proposal should be
refused, regardless of how much money that proposal would bring. This should be one of those times.

Two, the amount of homes proposed in the acreage amount is ridiculous. it's not that hard to determine what is
going to occur with these homes. They will be lower-cost homes, which will result in a domino-type effect
indicative of lower income areas. Frequently, the people who can afford these homes are of a lower-income
status. | am sure you are aware of what lower-income homes tend to bring, over a period of time. The

decline will of course not happen immediately, but it will most likely occur, over time. The Centennial Hills &
Summerlin areas are, by and large, inhabited by people of a little higher income set. We are proud of our

area, and take good care of our homes, and the surrounding area. And | am not saying, by any stretch of the
imagination, that we are all rich and snobby. Far from it - my husband and | have a very modest home, just 3
bedrooms & 2 baths, 1560 square feet (I believe), & a very small amount of acreage, about 1/4 of an acre. And
trust me, we are not rich! However, we are very proud of what we do have, & work to keep it nice. And we're
sure lower-income people do not intend to have their homes fall in disarray, but financially, they do not
necessarily have the funds to keep their homes in tip-top shape, especially over a long period of time, & that is
how the decline occurs.
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Third, we do not appreciate the fact that there is no public review process planned for the future development of
Kyle Canyon. We really have no idea how any development which negatively affects thousands of people would
be able to be approved without the input of those people, either immediately, or in the future. Therefore, we
trust that as our City Councilman, you would never allow this to happen to your constituents; that you will
absolutely refuse to pass this proposed development agreement until we are all notified, & we have the
opportunity to respond, by having public hearings, & by welcoming input. Please do not hesitate to contact us at
the number below, if you have any questions.

Thank you very much for your time and consideration,
Dawn & Brian Harrison

8205 Rusty Sandstone Ct
Las Vegas NV 89131-1439
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From: "SAMANTHA ADKINS”" <samadkins@hotmail.com>
To: councilman-sross@lasvegasnevada.gov
CC: nwrrglv@yahoo.com

Subject: Kyle Canyon Development

Date: Tue, 15 May 2007 23:31:59 +0000

Councilman Ross,

I'm asking you that you stand by one of your fundamental campaign
promises

that: "Neighbors must be listened to when development can change a
neighborhood”.

We as citizens and taxpayers deserve to have input into the Kyle Canyon
Development. We would like meetings with the developer and work
sessions to

be able to work through the issues below. one by one.

1.The density is to great they want to build 16,000 homes in under
1,700

acres.

2.Traffic in the Northwest will reach gridlock conditions

3. The parks and open space are completely insufficient at only 6% of
the

palnned community.

4. The Development Agreement does not provide for sufficient
infrastructure,

such as schools, and fire and police stations.

Thank you,

Samantha Adkins resident of the Northwest

Catch suspicious messages before you open them—with Windows Live
Hotmail.

rage t or i

Print - Close Window

http://imagine-windowslive. com/hotmail/?locale=en—us&ocid=TXT_TAGHM_miq.ration_HM__mini_protection_OSO7
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Date: Tue, 15 May 2007 13:22:56 -0700
From: bandpmc13@cox.net
To: councilman-sross@LasVegasNevada.gov

Subject: Zon-20543 and DIR 21605

CC: NWRRGLV@yahoo.com

It was a pleasure to meet you at the meeting about the dog park. I

just received notification, however, of the subject planned development.
I am extremely concerned that no one has let the residents know about
this or asked for opinions. However, I will give you our opinion: This
should be stopped for the following reasons:

The NUMBER 1 reason is within the next 9 years we will be running out
of water. It's unimagineable how much water this type of project would
need. These developers come in here and build these massive projects
and then leave. They have no concern over our water issures.

2. The denisity is too great - 16,000 homes in under 1700 acres.

3. A Casino is planned as the centerpiece of the town center area of
this community.

4. The parks and open space are completely insufficient at only 6% of
the planned community.

5. Heights of structures in the Town Center (160) feet and Urban Mixed
Use (80 feet) areas are excessive.

6. No public review process for the future development in Kyle Canyon
is

contemplated.

7. The Development Agreement does not provide for sufficien t
infrastructure, such as schools, fire and police stations.

8. The Development Agreement doesn't allow for sufficient buffering
between uses or require compatibility with existing uses.

9. Traffic in the Northwest will reach gridlock conditions and there
is insufficient public transportation in the northwest.

Bob and Pat McKenzie
9001 Silk Bonnet Court
Las Vegas, NV 89143
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Susan J. Glass

From: Jennifer L. Taylor

Sent:  Wednesday, May 16, 2007 9:58 AM
To: Susan J. Glass

Subject: FW: Kyle Canyon Development

FRESTEIR

Sincerely,

Jennifer L. Taylor

Robertson & Vick , LLP

401 N. Buffalo Dr., Suite 202
Las Vegas, NV 89145

Office Phone (702) 247-4661
Direct E-mail address: jtaylor@rvcdlaw.com

This message may contain information that is ATTORNEY-CLIENT PRIVILEGED, ATTORNEY
WORK PRODUCT or otherwise PRIVILEGED or CONFIDENTIAL. If you received this
communication in error please erase all copies of this message and its attachments,
if any and notify us immediately

From: Fred Herr [mailto:fredlh@hughes.net]
Sent: Tuesday, May 15, 2007 7:04 PM

To: Councilman-sross@LasVegasNevada.GOV
Cc: Jennifer L. Taylor

Subject: Kyle Canyon Development

Councilman Ross:

I want to thank you for having your ear tuned to your constituents’
concerns. To my untrained eye, this Kyle Canyon plan has all the earmarks
of uncontrolled growth. Or, to put another way, the developer is saying
‘let's do it because we can'l

My initial response is outrage for all the obvious reasons. However,
rather than attempting to back door the development, the Focus Group
must be persuaded to include its neighbors in the decision making
process. We must be made aware of their plans for the Urban Mixed Use
areas adjacent to the two elementary schools, Bilbray and Scherkenbach.

The idea of 16,000 homes, and a casino complex, on 1700 strikes me a
rather ludicrous. Caftle have more room for maneuvering than that. Keep
in mind I do not mind maximizing one's investment, but there should be
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limits. My bottom line to this situation is to get the process out in the
open for everyone's benefit, just like we did with the work at Durango

and Grand Teton.

Thank you,
Fred Herr
8213 Old Cistern Ct.
702 (RS

Yo AR
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From: "David E. Leonard" <Daneheart@cox.net>
To: Councilman-sross@LasVegasNevada.gov
CcC: NWRRGLV@yahoo.com

Subject: Proposed Kyle Canyon Development

Date: Tue, 15 May 2007 20:57:38 -0700

Dear Councilman Ross:

| would like to voice my concerns about the proposed development of the Kyle Canyon area. My main objection
is actually two fold: first, the number of people who would be moving into the area, and second, the hotel/casino.

When | moved to this part of the city four years ago, traffic was heavy but reasonable, the neighborhood was
quiet, shopping was enjoyable, etc. Now, | dread having to go out of my home to go anywhere because the
traffic is so congested. This is due to the development of the areas to my north and across Rt. 95 to the west.
Traffic the new Mall will bring must also be considered, since construction has started on it by the

new hospital. Also, a new Lowes was just approved for construction just down the street at the corner of
Durango and El Capitan. Further "improvement” to the area without addressing the constantly increasing traffic
is foolish. Southbound 95 at 7am is moving at a crawl through the curve by Santa Fe Casino. If this proposal is
approved, it won't be moving at all without widening the highway first. The highway was adequate four years
ago, but not now.

1 am totally opposed to a hotel/casino in this area since Santa Fe is only 10 minutes away, Texas and Fiesta
casinos just a few minutes more, and even Red Rock and Rampart Casinos only about 20 minutes. | also
believe a casino might bring crime to the area and lower our property values. | would like the opportunity to get
more information before this comes before council. | don't think enough notice was given to allow for the general
public to make their opinions known. Please ask council to postpone their consideration of this proposal to

allow for public hearings, so we may make our concerns known to council. Once this is approved, there is littie
that can be done to stop such a major change to our neighborhood.

Sincerely,

David E. Leonard

8909 Littie Horse Ave.

Las Vegas, Nv 89143
E-mail Daneheart@cox.net

http://us.£575.mail.yahoo.com/ym/ShowLetter?box=Inbox&Msgld=969 5938429 28160 ... 5/15/2007



3.dilVU. lviall = LIWwWllglvi y allUu.LUll 1adgv 1 UL 1

YAHOO-’@ MAIL Print - Close Window

From: "Ken Clerke" <kennygps@cox.net>
To: councilman-sross@lasvegasnevada.gov
CC: nwrrglv@yahoo.com

Subject: Kyle Canyon Development Concerns

Date: Tue, 15 May 2007 19:18:51 -0700

Dear Councilman Ross:

We are extremely concerned about the current Kyle Canyon Development plans that are passing through the
City Council, especially the proposed apartment housing planned for the lot on Brent Lane & Fort Apache Rd.
across from the Bill Bray Elementary school.

When we purchased our home two years ago we were told that a park and single family homes would be
developed on the lot. One of the reasons we chose to live in the Northwest was that it was a quiet area that we
could raise a family in. It also had and still has a low to non-existent crime rate with little traffic congestion.

My husband and | are very concerned about the way in which this proposed development is being covertly put
through the planning process without regard for the concerns of local area residents who will be directly affected
by this project in a negative way. It's a well known fact that where there are high density housing projects there
is an increased incidence of crime, drug traffic and violence. All of which do not need to be located so close to
both area schools.

At the Spring Mountain Ranch HOA meeting that you attended earlier this year, you told us all that there was
"No Way" that this proposed project would be allowed to go through in your district. It seems to us that possibly
you have decided not to fight as hard against this project as you had lead us to believe.

What do you propose that we do as concerned citizens to STOP the advance of this project?
Sincerely,
Ken and Fiorella Clerke

9104 Big Plantation Ave
Las Vegas, NV 89143
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From: Fred Herr [mailto:fredlh@hughes.net]
Sent: Tuesday, May 15, 2007 7:04 PM

To: Counci|man-sross@LasVegasNevada.GOV
Cc: Jennifer L. Taylor

Subject: Kyle Canyon Development

Councilman Ross:

~ I want to thank you for having your ear tuned to your
constituents' concerns. To my untrained eye, this Kyle Canyon plan
has all the earmarks of uncontrolled growth. Or, to put another
way, the developer is saying 'let's do it because we can'!

My initial response is outrage for all the obvious reasons.
However, rather than attempting to back door the development, the
Focus Group must be persuaded to include its neighbors in the
decision making process. We must be made aware of their plans for
the Urban Mixed Use areas adjacent to the two elementary schools,
Bilbray and Scherkenbach.

The idea of 16,000 homes, and a casino complex, on 1700 strikes
me a rather ludicrous. Cattle have more room for maneuvering than
that. Keep in mind I do not mind maximizing one's investment, but
there should be limits. My bottom line to this situation is to get the
process out in the open for everyone's benefit, just like we did with
the work at Durango and Grand Teton.

Thank you,

Fred Herr

8213 Old Cistern Ct.
702.622.9797



